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Amended 12/31/2013 

First Name: Marilyn Last Name: Gaston 
~~~----------------------- ~~~-------------------------Address: 209 N. York Street Title: Director of Finance 

~~~~~~---------
Telephone: (630) 530-3105 City: ..:E:.:.:.Im.:..::h..:..:u::..:rs:..:..t _____ Zip: 60126 
Mobile E-mail 

Mobile Best way to _X_ Email 
Provider contact __ Mobile 

_X_Phone 
__ Mail 

I attest to the best of my knowledge, this report of the redevelopment project areas in: City/Village of 

is complete and accurate at the end of this reporting Fiscal year under the Tax Increment Allocation Redevelopment Act 
f65 ILCS 5/11-74.4-3 et. sea.l Or the Industrial Jobs Recoverv Law f65 ILCS 5/11-74.6-10 et. sea.l 

~4-i... f:, ~ ~~ ?1>_ 20<)/ 
Written signatJre of TIF Administator Date 

Section 1 (65 ILCS 5/11-74.4-5 (d) (1 .5) and 65 ILCS 5/11-74.6-22 (d) ( 1.5)*) 

FILL OUT ONE FOR EACH TIF DISTICT 

Name of Redevelopment Project Area Date Designated Date Terminated 

North York Street 4-Sep-12 

.. 
*All statutory cttatlons refer to one of two secttons of the llltnots Muntctpal Code: the Tax Increment Allocatton 
Redevelopment Act [651LCS 5/11-74.4-3 et. seq.] or the Industrial Jobs Recovery Law [65 ILCS 5/11-74.6-10 et. seq.] 



SECTION 2 [Sections 2 through 5 must be completed for each redevelopment project area listed in Section 1.) 

FY 2013 

North York Street 
Name of Redevelopment Project Area: TIF 4) 
Primary Use of Redevelopment Project Area*: Reta il 
If "Combination/Mixed" List Component Types: 

Under which section of the Illinois Municipal Code was Redevelopment Project Area designated? (check one): 

Tax Increment Allocation Redevelopment Act X Industrial Jobs Recovery Law 

No 

Were there any amendments to the redevelopment plan, the redevelopment project area, or the State 
Sales Tax Boundary? (65 ILCS 5/11-74.4-5 (d) (1) and 5/11-74.6-22 (d) (1)] 
If yes please enclose the amendment labeled Attachment A X 

Certification of the Chief Executive Officer of the municipality that the municipality has complied with all I;J}; of the requ irements of the Act during the preceding fiscal year. (55 ILCS 5/11-74.4-5 (d) (3) and 5/11-74.6 
22 (d) (3)] f.~~~~-Please enclose the CEO Certification labeled Attachment B 
Opinion of legal counsel that municipality is in compliance with the Act. [65 ILCS 5/11-74.4-5 (d) (4) and :·~ti 5/11-74.6-22 (d) (4)) 
Please enclose the Le(lal Counsel Opinion labeled Attachment C 
Were there any activities undertaken in furtherance of the objectives of the redevelopment plan, 
including any project implemented in the preceding fiscal year and a description of the activities 

undertaken? (6SILCS 5/ 11-74.4-5 (d) (7) (A and B) and 5/11-74.6-22 (d) (7) (A and B)] 
If yes, please enclose the Activities Statement labeled Attachment D 

Were any agreements entered into by the municipality with regard to the disposition or redevelopment 
of any property within the redevelopment project area or the area within the State Sales Tax Bou ndary? 

(65 ILCS 5/11-74.4-5 (d) (7) (C) and 5/11-74.6-22 (d) (7) (C)] 
If yes please enclose the Ameement(s) labeled Attachment E 
Is there additional information on the use of all funds received under this Division and steps taken by the 

municipality to achieve the objectives of the redevelopment plan? (65 ILCS 5/11-74.4-5 (d) (7) (D) and 

5/11-74.6-22 (d) (7) (D)] 
If yes please enclose the Additional Information labeled Attachment F 
Did the municipality's TIF advisors or consultants enter into contracts with entities or persons that have 

received or are receiving payments financed by tax increment revenues produced by t he sa me TIF? (65 

ILCS 5/11-74.4-5 (d) (7) (E) and 5/11-74.6-22 (d) (7) (E)] 
If yes, please enclose the contract(s) or description of the contract(s) labeled Attachment G X 

Were there any reports or meeting minutes submitted to the municipality by the joint review board? (55 
ILCS 5/11-74.4-5 (d) (7) (F) and 5/11-74.6-22 (d) (7) (F)] 
If ves please enclose the Joint Review Board Report labeled Attachment H 
Were any obligations issued by municipality? (65 ILCS 5/11-74.4-5 (d) (8) (A) and 

5/11-74.6-22 (d) (8) (A)) See Attach 
If yes, please enclose the Official Statement labeled Attachment I ment F 

Was analysis prepared by a financia l advisor or underwriter setting forth the nature and term of 

obl igation and projected debt service including required reserves and debt coverage? (65 ILCS 5/11-74.4-

5 (d) (8) (B) and 5/11-74.6-22 (d) (8) (B)] 
If yes, please enclose the Analysis labeled Attachment J X 

Cumulatively, have deposits equal or greater than $100,000 been made into the special tax allocation 
fund? 65 ILCS 5/11-74.4-5 (d) (2) and 5/11-74.6-22 (d) (2) 
If yes, please enclose Audited financial statements of the special tax allocation fund 
labeled Attachment K 
Cumulatively, have deposits of incremental revenue equal to or greater than $100,000 been made into 
the special tax allocation fund? [65 ILCS 5/11-74.4-5 (d) (9) and 5/11-74.6-22 (d) (9)) 
If yes, please enclose a certified letter statement reviewing compliance with the Act labeled 
Attachment L X 

A list of all intergovernmental agreements in effect in FY 2010, to which the municipality is a part, and an 
accounting of any money transferred or received by the municipality during that fiscal year pursuant to 
those intergovernmental agreements. [65 ILCS 5/11-74.4-5 (d) (1 0)) 
If yes, please enclose list only of the intergovernmental agreements labeled Attachment M 

*Types include: Central Business Distnct, Retail, Other Commerc~al, lndustnal, Res1dent1al, and Comb1nat1on/M1xed. 

AMENDED 

(Elmhurst 

Yes 

X 

X 

X 

X 

X 

X 

X 

X 

X 



SECTION 3.1 • (651LCS 5/11·74.4· 5 (d) (5) and 651LCS 5/11·74.6·22 (d) (5)) 

Provide an analysis of the special tax allocation fund. 

FY 2013 
TIF NAME: North York Street (Elmhurst TIF 4) 

Fund Balance at Beginning of Reporting Period Is -I 

AMENDED 

Revenue/Cash Receipts Deposited In Fund During Reporting FY: Reporting Year Cumulative• %of Total 

Property Tax Increment s 47,202 s 47,202 2% 
State Sales Tax Increment 0% 
Local Sales Tax Increment 0% 
State Utility Tax Increment 0% 
Local Utility Tax Increment 0% 
Interest 0% 
Land/Building Sale Proceeds 0% 
Bond Proceeds s 2,386,299 s 2,386,299 96% 
Transfers from Municipal Sources 0% 
Private Sources 0% 
Other (Rental income) s 39,620 s 39,620 2% . . •must be completed where Reporting Year Is 

populated 

Total Amount Deposited In Special Tax Allocation 

Fund During Reporting Period 

Cumulative Total Revenues/Cash Receipts 

Is 2,473,121 I 

Is 

Total Expenditures/Cash Disbursements (Carried forward from Section 3.2) ._I S'-----'2,_5_50""",_79_8_.1 

Distribution of Surplus 

Total Expenditures/Disbursements I~,..S:....,__2;;.:,.;;..55;;..0;.:.,7.....;9.....;8_JI 

NET INCOME/CASH RECEIPTS OVER/(UNDER) CASH DISBURSEMENTS ._I $:.._ __ (:....7_;7,_67_7~)~ 

FUND BALANCE, END OF REPORTING PERIOD• ._I S:.._ __ (:....7_:.7,_67_7~)~ 
• if there is a positive fund balance at the end of the reporting period, you must complete Section 3.3 

Total Amount Designated (Carried forward from Section 3.3) Is (3,os8,976) I 

2,473,121 I 



AMENDED 

SECTION 3.2 A· (651LCS 5/11·74.4·5 (d) (5) and 651LCS 5/11·74.6·22 (d) (5)) 
FY 2013 
TIF NAME: North York Street (Elmhurst TIF 4) 

ITEMIZED LIST OF ALL EXPENDITURES FROM THE SPECIAL TAX ALLOCATION FUND 
(by category of permissible redevelopment cost, amounts expended during reporting period) 

FOR AMOUNTS >$10,000 SECTION 3.2 B MUST BE COMPLETED 
~;~~~ry of Permissible """"'"'u""'"" • Cost [651LCS 5/11·74.4·3 (q) and 651LCS 5/11·74.6· 

Amnunt• .., 
Fiscal_ Yea! 

1 Costs of studies, administration and I " 'Jbsections (q)(1) and (o) (1) 

-r.nntr~~•••~ l Servlce_s • I and Consultant Fees (5/1/12-4/30/1 3) _62~946 

r., Services • 0 • 11 and Consultant Fees (5/1/13-12/31 /13) 84,884 

~· .o/f''' '1: .. 
- :-. 

.,. _j_ 
_. .. -'-'· ' 

$ 147,830 
2. Cost of marketing ' ''" ' .c: .. h •~liMo (q)(1 .6) and (0)(1 .6) ' ·I 

... 
-~· 

$ 

~·. tro~~ ... rt:(;)~~~~:;r:2)~~·d·(~){'3') site "'"""""'u" and " ' ' "v" '""""'" site l ....... v.""'" '" costs. 
' 

Land Acquisition - 260 N. York (5/1/13·12/31/13) 1,771 .515 

$ 1,771 ,515 
':· .. ~~.~~~~~~ {~}{3}'~~d'(~')(4}w' ·~ .. u~oou oo , repair or remoae11ng 01 exiSting puouc or pnvate ouuamgs. 

: 
Other Public , v• ~ Street VentL"A~I~A~rlano's RDA (5/1/13·12/31/13) 625,000 . 

$ 625,000 
[5. Costs of ' of ~ubjlc works and c: . ' " ' . (q)(4) and (o)(5) 

·, 

' . . 
... _ .• 
., •• :",1'\. .~ 

c : ; 
;. ~-:! ·'' .. ~{; 

$ -
6. Costs contaminants required by environmental laws or rules (o)(6) - Industrial Jobs 

~ .,-, .... 
I Recovery TIFs ONLY -

$ -



AMENDED 

SECTION 3.2 A 
PAGE 2 

r . \,;OSt or.!oo tra1n1ng ana retra1n1ng, 1nc1uamg wenare to worK- programs ;:,uosectlon (Q)(OJ, lO)(r 
and (oX12) . 

$ . 
8. Financing costs. Subsection (q) (6) and (o)(S) _. ; 

Line of Credit· Note payable Interest (5/1/13·12/31/13) 6.453 

$ 6.453 
9. Approved capital costs. Subsection (qX7) and (oX9) 

$ . 

10. Cost of Reimbursing school districts for their Increased costs caused by TIF assisted housing 
projects. Subsection (q)(7.5) ·Tax Increment Allocation Redevelopment TIFs ONLY 

$ 
11 . Relocation costs. Subsection (qXSl and (oX10) 

$ 
12. Payments In lieu of taxes . Subsection (q)(9) and (o)(11) 

$ . 
! 13. Costs of job training. retraining advanced vocational or career education provided by otner 
taxing bodies. Subsection (qX10) and (oX1 2) 

$ . 



AMENDED 

SECTION 3.2 A 

PAGE 3 

14. Costs of reimbursing private developers for Interest expenses Incurred on approved 
redevelopment proJects. Subsection (q)(11 )(A·E) and (o)(13)(A·E) li_ .,. 

~ 

$ . 
15. Costs of construction of new housing units for low Income and very low-Income households. ~ 
Subsection (q)(11 )(F) · Tax Increment Allocation Redevelopment TIFs ONLY .. 

$ . 
16. Cost of day care services and operational costs of day care centers. Subsection (q) (11 .5) ·Tax 
Increment Allocation Redevelopment T/Fs ONLY 

$ . 

I TOTAL ITEMIZED EXPENDITURES 2.55o.79a I 



AMENDED 

Section 3.2 B 
FY 2013 

TIF NAME: North York Street (Elmhurst TIF 4) 

List all vendors, Including other municipal funds, that were paid in excess of $10,000 during the current 
reporting year. 

There were no vendors, including other municipal funds, paid in excess of 
$10,000 during the current reporting period. 

Name Service 

Storino, Romella & Durkin (5/1/12-4/30/13) Profession/Legal 
Storino, Romella & Durkin (5/1/13-12/31/13) Profession/Legal 

VanSlyke Enterprises (5/1/12-4/30/13) Professional/Consulting 
VanSlyke Enterprises (5/1/13- 12/31/13) Professional/Consulting 

David King & Associates (5/1/12-4/30/13) Professional/Property Mgmt. 

David King & Associates (5/1/13 - 12/ 31/ 13) Professional/Property Mgmt. 

Kane, McKenna & Assoc. (5/1/13- 12/31/13) Professional/Consulting 

Pau li Family Partnership (5/1/13 -12/31/13) Land Acquisition 

York Street Ventures (5/1/13 -12/31/13) RDA - Other Public Improvements 

Amount 

$ 45,477.21 

$ 30,741.90 

$ 9,650.00 

$ 10,175.00 

$ 5,000.00 

$ 8,000.00 

$ 13,212.50 

$ 1,770,000.00 

$ 625,000.00 



AMENDED 

SECTION 3.3 • (651LCS 5/11-74.4·5 (d) (5) 651LCS 11-74.6-22 (d) (5)) 

Breakdown of the Balance In the Special Tax Allocation Fund At the End of the Reporting Period 

FY 2013 
TIF NAME: North York Street (Elmhurst TIF 4) 

FUND BALANCE, END OF REPORTING PERIOD Is (77,677)1 

Amount Designated 

1. Description of Debt Obligations 

Taxable G.O. Note Payable orig. dated 8/1/94 (Line of Credit) s 2,386,299 s 2,386,299 

Total Amount Designated for Obligations Is 2,386,299 I s 2,386,299 I 

2. Description of Project Costs to be Paid 

Redevelopment Agreement/Mariano's Project Costs s 625,000 

Total Amount Designated for Project Costs Is 625,ooo I 

TOTAL AMOUNT DESIGNATED Is 3,011,299 I 

SURPLUS•J(DEFICIT) Is (3,088,976) I 

* NOTE: If a surplus is calculated, the municipality may be required to repay the amount to overlapping taxing 



AMENDED 

SECTION 4 [651LCS 5/11·74.4·5 (d) (6) and 651LCS 5/11·74.6-22 (d) (6)] 
FY 2013 

TIF NAME: North York Street (Elmhurst TIF 4) 
Provide a description of all property purchased by the municipality during the reporting fiscal year within the 
redevelopment project area. 

_ _ No property was acquired by the Municipality Within the Redevelopment Project Area 

Property Acqu ired by the Municipality Within the Redevelopment Project Area 

Property ( 1 ): (S/1/13 - 12/ 31/13) 

Street address: 260 N. York Street 

Approximate size or description of property: 113' x 164' - PIN 06-02-206-016 

Purchase price: 1,770,000.00 
Seller of property: Pauli Family Partnership 

Property (2): 

Street address: 

Approximate size or description of property: 

Purchase price: 

Seller of property: 

Property (3): 

Street address: 

Approximate size or description of property: 

Purchase price: 

Seller of property: 

Property (4): 

Street address: 

Approximate size or description of property: 

Purchase price: 

Seller of property: 



FY 2013 

SECTION 5 · 651LCS 5/11·74.4·5 (d) (7) (G) and 651LCS 5/11·74.6·22 (d) (7) (G) 
PAGE 1 

TIF NAME: North York Street (Elmhurst TIF 4) 

AMENDED 

SECTION 5 PROVIDES PAGES 1·3 TO ACCOMMODATE UP TO 25 PROJECTS. PAGE 1 MUST BE INCLUDED WITH TIF 
REPORT. PAGES 2·3 SHOULD BE INCLUDED ONLY IF PROJECTS ARE LISTED ON THESE PAGES 

Check here If NO projects were undertaken by the Municipality Within the Redevelopment Project Area: --
ENTER total number of projects undertaken by the Municipality Within the Redevelopment Project Area 
and list them In detail below•. 2 

Estimated Investment 
for Subsequent Fiscal Total Estimated to 

TOTAL: 11/1/99 to Date Year Complete Project 
Private Investment Undertaken (See Instructions) $ 18,000,000 $ 4,000,000 $ 50,000,000 

Public Investment Undertaken $ 2,395,000 $ 1,625,000 $ 3,125,000 

Ratio of Private/Public Investment 7 33/64 16 

Project 1: *IF PROJECTS ARE LISTED NUMBER MUST BE ENTERED ABOVE 
Construction of Mariano's Fresh Market 

Private Investment Undertaken (See Instructions) s 18,000,000 $ . $ . 
Public Investment Undertaken $ 625,000 $ 625,000 $ 625,000 

Ratio of Private/Public Investment 28 4/5 0 

Project 2: I 
Hahn Street Redevelopment Project (Does not Include Public Investment of $7,683,000 for land acquisition costs In TIF I) 

Private Investment Undertaken {See Instructions) $ . $ 4,000,000 $ 50,000,000 

Public Investment Undertaken $ 1,770,000 $ 1,000,000 $ 2,500,000 

Ratio of Private/Public Investment 0 20 

Project 3: 

Private Investment Undertaken {See Instructions) 

Public Investment Undertaken 

Ratio of Private/Public Investment 0 0 

Project 4: 

Private Investment Undertaken {See Instructions) 

Public Investment Undertaken 

Ratio of Private/Public Investment 0 0 

Project 5: 

Private Investment Undertaken {See Instructions} 

Public Investment Undertaken 

Ratio of Private/Public Investment 0 0 

Project 6: 

Private Investment Undertaken {See Instructions) 

Public Investment Undertaken 

Ratio of Private/Public Investment 0 0 



AMENDED 

Optional: Information In the following sections Is not required by law, but would be helpful In evaluating the performance 
of TIF In Illinois. *even though optional MUST be included as part of complete TIF report 

SECTION 6 

FY 2013 

TIF NAME: North York Street (Elmhurst TIF 4) 

Provide the base EAV (at the time of designation} and the EAV for the year reported for the redevelopment project area 
Year redevelopment 

project area was 
designated 

20121 $ 
Base EAV 

Reporting Fiscal Year 
EAV 

31,832,410 I s 29,o1o,89o I 

List all overlapping tax districts in t he redevelopment project area. 
If overlapping taxing district received a surplus, list the surplus. 

_X_ The overlapping taxing districts did not receive a surplus. 

Surplus Distributed from redevelopment 
Overlapping Taxing District project area to overlapping districts 

$ 
$ 
$ 
$ 
$ 
$ 
$ 
$ 
$ 
$ 
$ 
$ 
$ 
$ 
$ 

SECTION 7 

Provide information about job creation and retention 

uescnptlon ana 1 ype 
Number of Jobs Number of Jobs (Temporary o r 

Retained Created Permanent) of Jobs Total Salaries Paid 

$ 
Inform atlon not $ 

available at this time $ 
First year of TIF $ 

$ 
$ 
$ 

SECTION 8 

Provide a general description of the redevelopment project area using only major boundaries: 

!General description - parcels on the east and west sides of North York Street from the alley 

south of Hahn Street to Grand Avenue (see Exhibit B attached). 

Optional Documents Enclosed 

Legal description of redevelopment project area See Exhibit A 

Map of District See Exhibit C 

-
-
-
-

-
-
-
-
-

-
-
-
-
-

-
-
-
-
-
-
-



AMENDED 

EXHIBIT A 

.legal Descrlptlon 

1hat part of Sections 25, 26, 35 and 36 of Towns.hlp 40 North, 'Range 11, East of the Third Principal 
Meridian and Sections 1 and 2 of Township 39 North, Range 11,. fast of the Third Principal Meridian 
described as tommencing at the ·Intersection ·of the Northerly corporate boundary of Elmhurst, said 
Northerly boundary being the centerline of Grand Avenue, with the Westerly lot line, e><tended north, of 
lot 75 lh Elmhurst Industrial Park Unit No. 2, recorded as Document R65-24614 on July 9, 1965, for a 
place of beginning, thence Easterly along said centerline of Grand Avenue to the Easterly right-of·way 
line of York Street, thence Southerly along said £asterly right-of-way line to the North line of Lot 2 of 
York Gardens, recorded as Document 456519 on December 3, 1943, thence Easterly along said North lot 
line to the East line of said lot 2, thence Southerly along said East line to the Northwest corner of Lot 11 
in Block 3 of Country Club Highlands Subdivision Unit 3, recorded as Document 877616 on April 25, 
1958, thence Southeasterly along the Northerly line of said lot 11, extended, to the Easterly right-of
way line of Wilson Street, thence Southwesterly along said Easterly right-of-way line to Its Intersection 
with the No.rth line, extended Easterly, of lots 12 through 24, inClusive, In Block 3 ohald Country Club 
Highlands Subdivision Unit 3, thence Westerly along said North line to the West L:lne of said lot 24, 
thence Southerly along said West line, extended, to the South line of lot 4 in said Y.ork Gardens, thence 
Westerly along said South line to the Easterly right-of~way line of York Street, thence Southerly along 
said .Easterly right-of-way to the South lot line of York Meadows Condominiums, recorded as Document 
RS0-05482 on January 22, 1980, thence Easterly along said South lot line to the East lot line, e>ctended 
Northerly, of Lot 20 In Block 12 of H.O. Stone and Co.'s Elmhurst Addition, recorded as Document 
161539 on December 20, 1922, thence Southerly along said East lot line, extended) to the South lot line 
of lot 10 In Block 37 of said H.O. Stone and Co.'s Elmhurst Addition, said South lot line being the North 
right-of-way of Crestview Avenue, thence Easterly along said North right-of-way line to the East right-of
way line of Michigan Street, thence Southerly .along said East right,of-way line to the South lot line of Lot 
15 In Bl'ock 54 of said H.O. Stone and Co.'s Elmhurst Addition, thence generally Westerly along the 
Northerly right-of-way line of 1nterstate 290 to the East right-of-way line of York Street, thence 
Southerly along said East right-of-way line to the Northerly rlght·of-way line of Lake Street, thence 
Southeasterly along said Northerly right-of-way line to the East right-of-way line, ·extended Northe~ly, of 
£1mcrest Avenue, thence Southerly along said East rlght-of·way line to the North line, extended Easterly, 
of lot 5 in Block 1 of Robertson1s Addition to Elmhurst, recorded as Document 92032 on October 30, 
1907, thence Westerly along said North lot fine to the East righ.t-of-way fine of Yor.k Street, thence 
Southerly along said East right-of-way line 300 feet, thence £asterly 155 feet, thence Northerly SO feet 
to the North line of Lot 7 In Block 1 of said Robertson's Addition to· Elmhurst, thence Easterly along said 
lot llne, extended, to the East .right-of-way line of Elmcrest AVenue, thence Southerly along said East 
right-of-way line and right-of-way line extended, to the South right--of-way line of fremont Avenue, 
thence Westerly along said South right-of-way line 120 feet to the west line of the east 25 feet of lot 2 In 
Owners division of Block 2 of Robertsons Addition to Elmhurst, recorded as Document 258941 on June 
4, 1928, thence Southerly along said west line 150 feet to the south line of lot 2, , thence Easterly along 
said line 25 feet to the southeast corner of lot 2, thence Southerly 90 feet along the west line of the east 
50 feet of lot 5 to a point .on the North line of Robertson's Second Addition to Elmhurst, ,recorded as 
Document 95683 on January 20, 1909, said point being 250 feet East of the Northwest corner of said 
Robertson's Second Addition to Elmhurst, thence Westerly along sa id North line to the East line of Lot 

320347.2 



AMENDED 

49 In ·said Robertson'$ Second Addition to Elmhurst, thence Southerly along said East lot line, extended, 
to ·the North line of Paul J. Lowe Resubdivislon, recorded as Document R96-024157 on February 14, 
1996, thence Westerly 42 feet to the northwest corner of Jot 1, thence Southerly alol'lg the west line 165 
feet to the south we$t corner lot 1, thence Easterly along south Une 92 feet in said Paul J. Lowe 
Resubdivislon to the 6ast line of lot 2.6 'In said Robertson's Second Addition to Elmhurst, thence 
southerly along said lot line 50 feet to the North line of the Resubdlvision of Robertson's Second 
Addition .to Elmhurst, recorded as Document 111786 on :April 23, 1913, thence Westerly· along .said 
North line to the West line of Lot llln said Resubdlvlsion, thence Southerly along sald West line ·to the 
North right-of-way line of Cofumbla Avenue., thence Southeasterly to the Northwest corner of lot 7 In 
said Resubdivlslon, thence Southerly 296.75 feet along the West line .of Lots 7 and .8 in sald 
Resubdivislon, thEmce Southeasterly 38.83 feet to a point on ·the Northerly right-of-way line of North 
Avenue, said point being 22 feet Easterly of the Southwest corner of said Lot 8, thence Southeasterly to 
the Northwest corner of lot 30 In Block 1 of Fairview Addition to Elmhurs-t, recorded as Document 
110851 on February 7, 1913, thence Southerly along the West line of Lots 30 and 29 In said Block 1 to 
the South line, extended Easterly, of lot 2 in said Block 1 of Fairview Addition, thence Westerly along 
said South line, and South line extended, to the East right-of-way line of York Street, thence Southerly 
along said East right-of-way line to the North line, extended Easterly, of Lot 25 In Hahn's Subdlv.lslon, 
recorded as Oocument 47483 on December 8, 1891, thence Westerly along sa.id North lot line, 
extended, to the West llne1 extended 'Southerly, of Lot 16 In said Hahn's Subdivision, thence Northerly 
along said West lot line to the South right-of-way Hne of Hahn Street, thence Westerly along said South 
right-of-way line, extended, to the West right-of-way line of Addison Avenue, thence Northerly along 
said West right-of-way line to the Northerly right-of-way line of North Avenue, thence Easterly along 
said North right-of-way to the West line of Lot 7 In Block 1 of Albert D. Graue's Subdivision of North 
Elmhur.st, recorded as Document 86803 on February 23, 1906, thence Northerly along said West line of 
lot 7, extended, to the South right-of-way line of Fremont Avenue, thence Northwesterly to the 
Southwest corner of Lot 9 In North Elmhurst Third Addition to the Village of Elmhurst, recorded as 
Document 97862 on August 9, 1909, thence Northerly along the west line of lot$ 9 and 8 of -said North · 
Elmhurst Third Addition to the Southwest corner of Lot 5 of ncounty ·Cierk'.s Assessment Division of Lots 
1 and 2 of the Plat of North Elmhurst Third Addition to the Village of Elmhurst11

, recorded as Document 
233179 on April 8, 19271 thence Northerly along the West line, and West line extended, of Lots 1 
through 5, Inclusive, in said County Clerk's Assessment Division to the Northerly right-of-way line of Lake 
Street, thence Southeaster.ly along ·said Northerly right-of-way line to the West right-of-way line of York 
Street, thence Northerly along said West rlght·of-way line to the South line of Elmhurst Industria l P.ark 
Unit No. 1, recorded as Document R65-2240 on January 22, 1965, thence Westerly alor:~g said South line 
to tl:le West 11ne of Le:>t 7 In said Elmhurst Industrial Park Unit No. 1, thence Northetly along ·said West lot 
line, extended, to the North right-of-way line of Industrial Drive, thence Easterly along said r,ight-of-way 
line to the East line of Lot 31 in said Elmhurst Industrial Park Unit No. 1, thence Northerly along the East 
line of lots 31 and 27 in said Elmhurst Industrial Park Unit No. 1 to the North line of said Lot 27, thence 
Westerly along said !North line to the East line of lot 26 in said Elmhurst lndustrla'l Park Unit No. 1, 
thence Northerly along said East flne, extended, to the Northeast corner of Lot 22 In said Elmhurst 
Indust rial Park Unit No. 1, thence Northerly to the Southwest corner of York Grand Estates Ur:llt Number 
One, recorded as Document 426473 on July 23, 1941, thence Northerly along the West line of said York 
Grand Estates Unit Number One, extended, to the Southwest corner o'f Lot 2 of Klefstad's Elmhurst 
Subdivision, recorded as Document R93-172175 on August 4, 1993, thence Easterly 266.01 feet to the 
Southeast corner of said lot 2, thence continuing Easterly 292.27 feet along the South line of lot 23 In 
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Addison Township Supervisors Assessment Plat No.5, recorded as Document 465944 on August 9, 1944, 
thence Northerly to a point ·On the South llhe ·of Peter's 2rtd Subdivision, recorded ·as Document R69-
11.38S on March 18, 1969, thence Westerly .along said South line 33 feet, thence Northerly 33.75 feet, 
thence Westerly 134.35 feet to the Southwest corner of said Peter's 2rtd Subdivision, thence Northerly 
along the West line of said Subdivision 161.76 feet to the North line of Peter's Subdivision, recorded as 
Document R68·41940 on September 11, 1968, thence WesterJy along said North line 124.78 feet to .the 
East tine of said lot~ In saiclt<lefstad'·s Elmhurst Subdivisioo, thence Northerly along. said East line of lot 
2 233.96 feet to the Northeast corner of said ·lot, thence West along the North line 277.13 feet to the 
most Westerly East fine of lot 1, thence North along the East line to the Northwest corner of lot 1, 
thence West along the North line 275 feet to the Southeast corner of lot 75 In said Elmhurst Industrial 
Park Unit No. 2, thence Westerly on the South line to the Southwest corner of said lot 75, thence 
Northerly along the West line, and West line extended, .of said Lot 75 to the place of beginning, all In 
DuPage County, Illinois. 
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EXHIBIT 8 

General ·street Location 

The proposed Redevelopment P.roject Area Is generally .described as ~ contiguous area the 
boundaries o.f which are approximately the parcels on the east and west .sides of York Street 
from the alley south of Hahn Street on the South to North Avenue on the north, continues 
no.rth with frontage parcels located on the east and west sides of York Street from North 
Avenue on the south to lake Street on 'the north, continues north ·along only the east side of 
York Street from the north side of the 1-290 right-of way to Crestview Avenue1 at Crestview, 
Incorporates parcels on both the east and west sides of York Street to Wrightwood Avenue, at 
Wrightwood, Includes. parcels primarily on the west side of York Street to Grand Avenue and 
four (4) Community Unit School District 205 parcels on the east side of York Street, and in order 
to maximize lot depth from York Street throughout the Study Area, and sometimes 
incorporates several parcels In addition to those fronting York Street and along, the south side 
of Grand Avenue a total of 8 lots west of York Street are incorporated, and adjacent rights of 
.way are also included 
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Office of the Comptroller 
Local Government Division 
James R. Thompson Center 
100 West Randolph Street 
Suite 15-500 
Chicago, Illinois 60601 

CITY OF ELMHURST 
209 NORTH YORK STREET 

ELMHURST, ILLINOIS 60126-2759 
(630) 530-3000 

www.elmhurst.org 

June 26, 2014 

RE: CITY OF ELMHURST, ILLINOIS 

TAX INCREMENT REDEVELOPMENT PROJECT AREA NO. 4 

NORTH YORK STREET TIF DISTRICT 

Dear Ladies and Gentlemen: 

AMENDED 
STEVEN M. MORLEY 

MAYOR 

PATTY SPENCER 
CITY CLERK 

ELAINE LIBOVICZ 
CITY TREASURER 

JAMES A. GRABOWSKI 
CITY MANAGER 

I, Steven M. Morley, hold the position of Mayor of the City of Elmhurst, DuPage and 
Cook Counties, Illinois. I certify that, to the best of my knowledge, during the Fiscal Year 
ending December 31, 2013 the City complied with all the applicable requirements of the Tax 
Increment Allocation Redevelopment Act, 65 ILCS 5/11-74.4-1 eta/. (State Bar Ed. 2010). 

BWB/tt 

279658-1 

Sincerely, 

ATTACHMENT B 
(TIF 4} 



LAW OFFIC ES 

STORINO, RAMELLO & DURKIN 
9501 WEST DEVON AVENUE 

ROSEMONT, I LLI NOIS 60018 

(B47 ) 31B-9500 
D O N A L D .J. STORI N O 

M I C HAEL K . DURKIN 

RICHARD .J. RAMELLO 

NICHOLAS S . PEPPERS 

THOMAS M . BASTIAN 

AN G E LO F . DEL MARTO 

JAME S E. MACH OLL 

BRIAN W . BAUGH 

ANTHONY .J. CASAL E 

ANDREW Y. ACKER 

PETER A . PACIONE 

MELISSA A. M I ROBALLI 

MATTHEW G. H OLM E S 

FACS I MILE (847) 318 • 9509 

Office ofthe Comptroller 
Local Government Division 
James R. Thompson Center 
100 W. Randolph Street, Ste. 15-500 
Chicago, Illinois 6060 1 

June 27, 2014 

RE: CITY OF ELMHURST, ILLINOIS 

-- AMENDED 

MICHAEL R . DURKIN 

THOMAS .J. HALLERAN 

ER IN C. MORIARTY 

.JOSEPH G. K USPER 

MARK R. STEPH E N S 

BRYAN .J. BERRY 

ANN M . WILLIA M S 

LEONARD P . D I ORIO 

RICHARD F. PELLEGR INO 

DONALD .J. STORINO II 

OF COU N SEL 

IN REPLY REFER TO FILE NO. 

EIMH-1 

TAX INCREMENT REDEVELOPMENT PROJECT AREA NO.4 
NORTH YORK STREET TIF DISTRICT 

Dear Ladies and Gentlemen: 

We do hereby certify that the law firm ofStorino, Ramella & Durkin serves as Legal Counsel 
for the City of Elmhurst, Illinois. We further state that to the best of our knowledge and belief, 
during the Fiscal Year ending December 31 , 2013, the City was in compliance with the Tax 
Increment Allocation Redevelopment Act [65 ILCS 5/11-74.4, et seq. (State Bar Ed. 2012)) for the 
above TIF district; provided, no opinion is rendered regarding the timeliness of any reports filed by 
the City pursuant to the Act. 

This opinion is rendered solely for your information and no other parties shall be entitled to 
rely on any matters set forth herein without the express written consent of the undersigned. This 
opinion is limited to the matters set forth herein and no opinion may be inferred or implied beyond 
that expressly stated. 

BWB/dcs 

457974.1 

STORINO, RAMELLO & DURKIN 
Legal Counsel, City ofElmhurst 

~w~~ 
Brian W. Baugh 

ATTACHMENT C 
(TIF IV) 

• 
I 
I 
! 

f 
I 
! 

t 

I 
I 

l 
I 
I 

' ! 
1 
I 
t 
1 

I 
~ 

I 
t 

~ 
i 
! 
l 
1 
! 
! 



NORTH YORK STREET (TIF 4) 
Section 2- Activities Statement 
AMENDED - For period ended 4/30/13 and the period ended 12/31/13 

AMENDED 

Activities Statement 
AITACHMENT D 

1) Statement setting forth all activities undertaken in furtherance of the objectives of the 
redevelopment plan, including any project implemented in the preceding fiscal year and a 
description of the activities undertaken. 

Redevelopment - During FY 2012/13, the City Council approved Resolution (R-51-2012) 
approving a redevelopment agreement with York Street Ventures for the development of a 
Mariano's Fresh Market. As part of the agreement, the City will provide the developer with 
$1.25M of economic incentive. The developer will receive $625,000 upon opening and 
$625,000 180 days later (See Attachment E). The City also granted certain setback and sign 
variations for the development (Z0-05-2102). During FY 2013, the City paid t he first installment 
of $625,000 to York Street Ventures for the development of the Mariano's Fresh Market. 

The City Council also approved Ordinance 0-24-2013 authorizing the acquisition of 260 North 
York Street, in furtherance of and pursuant to the redevelopment objectives of the City's North 
York Street Redevelopment Project Area (TIF 4). The Ordinance authorized the City Attorney to 
make an offer to purchase and negotiate the acquisition of the property from the current 
owner; however, in the event the negotiations failed, the Ordinance authorized the City 
Attorney to commence acquisition through eminent domain proceedings. During FY 2013, the 
City Council approved Ordinance 0-30-2013 amending the contract for the purchase of 260 
North York Street. The amendments include a reduction in purchase price, establishing a 
closing date and providing for post-closing possession by one of the sellers. 260 North York 
Street was acquired in FY 2013 for $1,770,000. 

Intergovernmental Agreement with Unit School District #205 in connection with the North York 
Street TIF District - On April 1, 2013, the City of Elmhurst approved an intergovernmental 
agreement (Resolution R-17-2013) with Unit School District #205 concerning the 
reimbursement by the City of capital improvement costs incurred by the School District #205 
within the North York Redevelopment Project Area and other matters concerning said 
redevelopment project area (See Attachment M). 

Intergovernmenta l Agreement with Elmhurst Park Dist rict in connection with the North York 
Street TIF Distri ct - On June 4, 2013, the City of Elmhurst approved an intergovernmental 
agreement (Resolution R-30-2013) with Elmhurst Park District concerning matters of said 
redevelopment project area (See Attachment M). 

During fiscal year 2013, the City approved Resolution R-67-2013 approving a Tax Increment 
Financing Incentive Policy. The TIF Incentive Policy establishes a framework and general 
policies for identifying and qualifying desirable development/redevelopment projects that 
would not otherwise occur without TIF financing assistance, the structure for TIF assistance, 
and an application process and procedure for providing TIF assistance. 



NORTH YORK STREET (TIF 4) 
Section 2 - Activities Statement 
AMENDED- For period ended 4/30/13 and the period ended 12/31/13 

AMENDED 

Activities Statement 
ATTACHMENT D 

Tax Increment Financing District Management- During Fiscal Year 2012/13, the City of Elmhurst 
retained the legal services of Donald J. Storino (Storino, Ramello & Durkin) to provide legal 
counsel for the operation and performance of the Tax Increment Financing District. During the 
eight month fiscal year ending December 31, 2013, the City of Elmhurst continued to retain the 
legal services of Donald J. Storino (Storino, Ramello & Durkin) to provide legal counsel for the 
operation and performance of the Tax Increment Financing District. 



R· 51·2012 

ATTAC~~ 
(TIF IV) 

A RESOLUTION APPROVING AND AUTHORIZING THE EXECUTION 
OF THE REDEVELOPMENT AGREEMENT BY AND BETWEEN YORK STREET VENTURES LLC AND 

THE CITY OF ELMHURST, DUPAGE AND COOK COUNTIES, ILLINOIS 

WHEREAS, York Street Ventures LLC (the ''Developer") desires to enter into a 

redevelopment agreement ("Redevelopment Agreement") with the City of Elmhurst, DuPage 

and Cook Counties, Illinois (the "City") for purposes of redeveloping of a portion of the North 

York Street Redevelopment Project Area (the "Redevelopment Area") with a Mariano's Fresh 

Market (the "Project"); and 

WHEREAS, the Corporate Authorities of the City find it is in the best Interests of the City 

to enter Into the Redevelopment Agreement. 

NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of Elmhurst, DuPage 

and Cook Counties, Illinois, as follows: 

Section 1. That the foregoing recital clauses to this Resolution are adopted as the 

findings of the Corporate Authorities of the City of Elmhurst and are incorporated herein by 

specific reference. 

Section 2. That upon receipt from the Developer of four (4) executed copies of the 

Redevelopment Agreement, the Mayor is hereby authorized to execute, and the City Clerk is 

hereby authorized to attest to, the Redevelopment Agreement in substantially the form of such 

agreement appended to th is Resolution as Exhibit "A," with such changes therein as shall be 

approved by the officials of the City executing t he same, their execution thereof to constitute 

327291.1 
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AMENDED 

conclusive evidence of their approval of any.and all changes or revJsions therein from and after 

the execution and delivery of such Redevelopment Agreement. 

Section 3. That the officials, officers and employees of the 'City are hereby authorized to 

take such further actions and execute such ·documents as are. necessary to. carry out the Intent 

and purpose· of this Resolution and of the Redevelopment Agreement. 

Section 4. That this Resolution shall be In full force· and effect upon and after Its passage 

in the manner provided by law. 

ADOPTED this 1-JW day of ~,p.L~, 2012, pursuant to a roll call vote as follows·: 
t 

AYES: 1;;u 
NAYS:_--Aoo<'--------------
ABSENT:.---=w=· ;...._ _________ _ 
ABSTENTION: __________ _ 

APPROVED by me this J-/-Hv day of ~~v. 2012. 

()if! tlf?:_r: 
ATTESTED and filed In my office, 
This J-lf-1-...-day of~~2012. 

Patty Spencer, Clerk of the City.of Elmhurst, 
DuPage and Coo.k Counties, Illinois 

327291.1 

Peter P. DICianni Ill, Mayor of the City of 
Elmhurst, DuPage and Cook Counties, 
Illinois 



SUBJECT: 

AMENDED 

COUNCIL ACTION SUMMARY 

A Resolution Approving and Authorizing the f)(ecutlon of the Redevelopment 
Agreement by and· Between York Street Ventures LLC and the City ofEimhurst, 
DuPage and Cobk Counties, Illinois 

ORIGINATOR: City Manager/City Attorney 

DESCRIPTION OF SUBJECT MATIER: 

The attached Resolution approves a redevelopment agreement (the "Agreement'') with York 
Street Ventures LLC (the 11Developer" ). Pursuant to the Agreement, the Developer will develop 
a portion of the North York Street Tax Increment Financing District with a Mariano's Fresh 
Market and the City will provide the Developer with $1.25M of economic. incentive. The 
Developer will receive $625,000 upon opening of the store and $625,000 180 days later. Until 
such time as the project generates $1.25M In real estate tax increment, the Developer and all 
lessees are prohibited from appealing the EAV of the property below $2.65 per g.ross leasable 
building square footage. 
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EXHIBIT "A" 

REDEVELOPMENT ~GREEMENT 
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CITY OF ELMHURST 
TAX INCREMENT FINANCING 
REDEVELOPMENTAGREEM~NT 

<MARIANO'S PROJECT) 

AMENDED 

THIS'REDEVELOPMENT AGREEMENT (the "Agreement") is made and entered into this 

4th day of September 2012, by and between the CITY OF ELMHURST an Illinois municipal 

corporation (the "City"), -and YORK STREET VENTURES LLC, an Illinois limited liability 

·Company (the "Developer") (the City and Developer are hereinafter sometimes collectively referred 

to as the .. Parties," and individually as a "Party"), 

WI T'NES SETH: 

WHEREAS, pursuant to the Tax Increment Allocation Redevelopment Act, as amended [65 

ILCS 5/11-74.4-1 et seq. (JIIinois State Bar Ed. 2010)] (the "Act"), the City has undertaken a 

program to redevelop certain property within the City and generally located on the east and west 

sides of York Street from approximately Grand A venue on the north and approxiinate.Jy North 

Avenue on the South and legally described in Exhibit A and depicted in Exhibit A-1 attached hereto 

and made apart hereof (the "Redevelopment Project Area"); and 

WHEREAS, on September 4, 2012, the City Council (the. "Corporate Authorities") of the 

City, after giving all necessary notices and conducting all necessary meetings and public hearings 

required by the Act, adopted the following Ordinances (collectively the "TIF Ordinances"): 

Ordinance No. 0 -50-2012: An Ordinance of the City of Elmhurst, DuPage and Cook Counties, 
Illinois Approving a Redevelopment Plan and Redevelopment Project for the North York Street 
Redevelopment Project Area; 

Ordinance No. 0-51 -2012: An Ordinance of the City of Elmhurst, DuPage and Cook Counties, 
Illinois, Designating the North York Street Redevelopment Project Area of said City a 
Redevelopment Project Area pursuant to the Tax Increment Allocation Redevelopment Act; and 

Ordinance No. 0-52-2012: An Ordinance of the City of Elmhurst, DuPage and Cook Counties, 
lllinois, Adopting Tax Increment Allocation Financing for the North York Street Redevelopment 
Project area; and 
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AMENDED 

WHEREAS, the Developer owns or shall acquire certain real property located within the 

Redevelopment Project Area, which is lega11y described in Exhibit Band depicted in Exhibit B-1, 

attached hereto and made a part hereof (the '1•Property .. );,and 

WHEREAS, the Develpper submitted a proposal to the City to redevelop the Property with 

an approximately 76,000 square foot grocery store building and approximately 350 parking spaces, 

off-street loading and site access (the "Grocery Store Project"); and 

WHEREAS, following completion of the Grocery Store Project, York shall lease the Grocery 

Store Project to Roundy's Supermarkets, Inc. d/b/a Mariano1s Fresh Market ("Mariano's''); and. 

WHEREAS, the ·Grocery Store Project shall be developed with generally in conformance 

with the site plan prepared by Solomon, Cordweii,.Buenz which is attached· hereto and made a part 

hereof as Exhibit C (the .. Site Plan"); and 

WHEREAS, the cost of developing .and constructing the Grocery Store Project shall be not 

less than Eighteeh Million Dollars ($18,000,000.00);. and 

WHEREAS, to facilitate the development and construction of the Grocery Store Project and 

subject' to and in accordance with the terms of this Agreement and the Act, the City has agreed to 

reimburse the Developer for certain Redevelopment Project Costs (as hereinafter defined) that the 

Developer incurs, or has incurred, in connection with the development and construction of the 

Grocery Store Project; and 

WHEREAS, except for variances granted by the City, the Grocery Store Project shall be 

developed and constructed in accordance with all City codes~ ordinances and regulations; as 

applicable to the plans and specifications to be approved by the City and all other governmental 

authorities having jurisdiction over the Grocery Store Project; and 
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WHEREAS, the Developer represents and warrants to the City,.and the City finds that, but 

for the assistance to be provided by the City to .the Developer pursuant to the Act and: this 

Agreement. the Grocery Store Project would not be economically viable or eligible for the private 

financing necessary for its construction and, concomitantly, the Deve1oper would not.construct and' 

operate the Grocery Store Project; and 

WHEREAS, this Agreement has been submitted to the Corporate Authorities of the City for 

consideration and reviewl and the Corporate Authorities and the Developer have taken all actions 

required to be taken prior to approval and execution of this Agreement in order to make the same 

binding upon the City and Developer according to the tenns hereof; and 

WHEREAS, the Corporate Authorities of the City, after due and careful consideration, have 

concluded that the construction and operation of the Grocery Store Project as provided herein will 

further the growth of the City, facilitate the redevelopment of a portion of the Redevelopment Project 

Area, improve the environment of the City, increase the assessed valuation of the real estate situated 

within the City, foster increased economic activity within the City, increase employment 

opportunities within the City, upgrade public infrastructure within a portion of the Redevelopment 

Project Area, and is otherwise in the best interests of the City by furthering the health, safety, morals 

and welfare of its residents and taxpayers. 

NOW THEREFORE~ in consid.er~tion of.the foregoing and of the mutual covenants and 

agreements contained herein, and other good and valuable consideration~ the receipt and sufficiency 

of which are hereby acknowledged, the City and Developer do hereby agree as fo11ows: 
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ARTICLE I. 
RECITALS PART OF 'THE~ AGREEMENT 

The representations, covenants and recitations set forth in the foregoing recitats·are material 

to this Agreement and are hereby incorporated into and made. a part of this Agreement as though they 

were fully set forth in this Article I. 

ARTICLE II. 
OBLIGATION OF THE PARTIES 

2.1 . Developer Obligations and Agreements. In consideration of the substantial 

commitment of the City to the redevelopment of the Redevelopment Project Area pursuant to the 

Redevelopment Plan and its commitments contained in this Agreement, the !Developer shall fulfill, 

or has fulfilled as a condition to the City's obligations hereunder, the following obligations: 

A. The Developer has acquired or shall acquire good and merchantable title to the 

Property and shall have entered into a valid and binding and non-contingent lease 

with Mariano's on the Property and for the Grocery Store Proj~ct contingent only on· 

acquiring the Property and entering into this agreement with the City. 

B. The Developer shall construct the Grocery Store PJoject substantially in accordance 

with the She Plan and the Grocery Store Project shall be completed and a Certificate 

ofOccupancy.shall have been issued by or before December 31,2013, subject to any 

Force Majeure Delays (as hereinafter defined). 

C. The Developer has advanced, shall hereafter advance, or shall cause other parties to 

advance the funds necessary to construct and complete the Grocery Store Project and 

the Developer shall contribute equity to the Grocery Store Project in an amount not 

less than ten percent (1 0%) of the project budget for the Grocery Store Project. 
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D. The Developer has secured, or shall hereafter secure or cause to be secured, .an 

required permits entitlements, authorizations and approvals necessary. or required to 

construct and complete the Grocery Store Project. 

E. Until a Certificate of Occupancy has been issued for the:Grocery Store Proj,ect, the 

Developer sha11 require its general contractor, or if there is none, .then at its own 

expense; to obtain and maintain comprehensive general liability and shal11cause the 

City to be named as an additional insured, with all the rights of a primary insured on 

such policy, and VfOrk.men's compensation and automobile/vehicle liability insurance 

for the Grocery Store Project, and shall cause the City to be named as an additional 

insured where it has an insurable interest, with all the rights of a primary insured~ on 

such policies, except that on the worker's compensation insurance, the policy .and 

certificate of insurance shalt include a waiver of subrogation in favor of the City. 

Said insurance policies shall be issued in an ·amount not less than Five Million 

Dollars ($5,000,000.00) combined single limit for bodily injury, personal injury or 

death and property damage with respect to any single occurrence, or in the case of 

worker's compensation insurance, as required by statute. Each of said policies shall 

provide for not less than thirty (30) days pribr written notice to the City and 

Developer before such policies may be materially changed, modified or cance1Jed. 

Prior to the commencement ·of any work on the Gr.ocery Store Project, the Developer 

shall provide the City with appropriate certificates of insurance and copies of said 

policies issued. The Developer shall keep in force at alJ times until the Grocery Store 

Project is completed, builder's risk insurance, .against the risk of physical Joss, 

including collapse, covering the total value of the building(s) and contents including 
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the work perfonned and equipment, supplies and materials furnished for the Gro·cery 

Store Project. Sho.uld the City receive notice that premiums needed to maintain in 

force any of the required insurance policies have not been paid, the City shall notify 

the Developer ofthe receipt•of said notice. If the Developer fails to promptly payany 

.such required premium, the City may, but is not obligated or required to, pay the 

premiums due during any cure period afforded in such notice. lfthe City pays any 

premium due on any of the required insurance, poliCies, the amount ofthe premiums 

paid by the City shall constitute a debt owed by the Developer to the City and the 

City shall be entitled to file and enforce a lien ,against the Property. Failure of the 

Developer to pay any premiums on any required insurance policy shall constitute an 

event of default and shall remain so irrespective of whether the City shall elect to pay 

such premiums on behalf of the Developer. The Developer may cure said default if it 

repays the City for the amount of the premiums paid by the City within thirty (30) 

days of the payment by the City. If not repaid, the City shall have the right to 

terminate this Agreement in accordance with the tenns hereof. 

F. In the event a claim is made against the City~ its officers, officials~ agents and 

employees or any of them, or if.the City, its officers, officials, agents and employees 

or any of them (the "Indemnified Party" or 111ndemnified Parties"), is made a 

party-defendant in any proceeding arising out of or in connection with the 

Developer's construction, opera6on, duties, obligations and responsibilities under the 

tenns of this Agreement or the Grocery Store Project including, but not limited to, 

any claim or cause of action concerning matters pertaining to hazardous materials and 

other environmental matters in existence as of the date of this Agreement, to the 
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extent permitted by Jaw, the Developer shall indemnify~ defend and hold harmless the 

Indemnified Parties, or any Indemnified Party, from all claims, liabilities, losses, 

taxes, judgments, costs, fines, fees, including expenses and reasonable attorneys fees, 

in connection therewith. Any such Indemnified Party may obtain separate counseho 

participate in the defense thereof at his or her own expense. The Indemnified Parties 

shall cooperate in the defense of such proceedings and be available for any litigation 

related appearances which may be required. Further, the Developer shall be entitled 

to .settle any and all' claims for money, in such amounts and upon such tem1s as to 

payment as it may deem appropriate, without the prior approval or consent of the 

Indemnified Parties, or any of them, as the case may be, provided that neither the City 

nor any of the other Indemnified Parties shall be required to contribute to such 

settlement, and further provided the Special Tax Allocation Fund (as defined herein) 

shall not be used in connection with any such settlement without the consent of the 

City. 

G. The Developer agrees to acquire and pay for each building permit, occupancy permit, 

utility connection permit or other City required permit which is required for each 

structure to be constructed or located in the Grocery Store Project. Said permits shall 

be acquired; in accordance with the terms of the Elmhurst Municipal Code, as 

amended from time to time. 

H. The Developer represents and warrants that it shall not cause or permit any 

mechanic's liens or other lien claims to remain against the Special Tax Allocation 

Fund, as defined in Section 3.2(A), for labor or materials furnished in connection 

with demolition, site preparation, development, construction, additions, 
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modifications, improvements or any other matter which might give.rise to lien rights 

against the Specjal Tax Allocation Fund. Notwithstanding the foregoing, the 

Developer shall be entitled to defend, prosecute or settle, as· the case may be in a 

timely and commercially reasonable manner, any claims for 111echaniC1.S liens, other 

liens, claims .or causes of action relating to allegedly defective or -incomplete work, 

provided that the City shall not be required to contribute to such settlement. The City 

shall have ·the right of offset to utilize any monies otherwise owed to or entitled by 

Developer (not otherwise earned but unpaid) under this Agreement to settle or satisfy 

any such claims and the Developer hereby agrees and covenants to indemnify, defend 

and hold hannJess the Indemnified Parties, (including the payment of reasonable 

attorneys1 fees and costs and expenses) from and against any such liens, claims or 

causes of action as may be asserted against the .Special Tax Allocation Fund. 

I. Upon reasonable notice, the City Manager, or his des1gnee, shall have access to all' 

portions of the Grocery Store Project during construction of the Grocery Store. 

AdditionaJJy, during the tem1 of this Agreement and upon reasonable notice, the City 

Manager, or his designee, shall have access to an of the Developer's books and 

records relating to the construction ofthe Grocery Store Project, the private financing 

of the Grocery Store Project, the acquisition of the Property and the Redevelopment 

Project Costs with respect thereto, including but not limited to the Developer's 

closing documents, financing commitments, Joan docwnents and statements, general 

contractor1s and contractor1s swom statements, general contracts, subcontracts, 

purchase orders, waivers of lien, paid receipts and invoices. These records shall be 

available for inspection, audit and examination upon ten ( 1 0) business days notice. 
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The Developer shall incorporate this right to inspect, audit, :examine and .copy all 

books and records into all contracts entered into by the Developer with respect to the 

Redeve'lopment Project Costs· and/or the construction of the Grocery Store Project. 

J. To the extent required by Jaw, the :E>eveloper agrees to pay~ and to contractually· 

obli.gate and cause any and al1 ,general contractors and· subcontractors to pay, the 

prevailing rate of wages as established by the City pursuant to the 111inois Prevailing 

Wage Act [820 ILCS 130/0.01 et seq. (lJJinois State Bar Ed. 201 0)] when 

constructing the Grocery Store Project. 

K. The Developer shall cooperate with the City and provide the City with the 

information in Developer's possession or control required and necessary under the 

Act to enable the City to comply with the Act and its obligations under this 

Agreement. 

L. The Developer agrees to comply with the fair employment/affirmative action 

principles contemplated by the Act and the Redevelopment Plan, ·as such tenn is 

defined in the TIF Ordinances, and with all applicable federal, state and municipal 

regulations in connection with the construction ofthe Grocery Store Project. 

M. The Developer represents, warrants and covenants that no member, official, officer, 

employee of the City, or any commission or committee exercising authority over the 

Grocery Store Project or the Property, or any consultant hired by the City or the 

Developer with respect thereto, owns or controls or has owned or controlled any 

interest, direct or indirect, in the Grocery Store Project or any portion of the Property, 

or will own or control any interest in the Grocery Store Project, and that this 

Agreement will not violate Section 5/l l-74.4-4(n) of the Act. 
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N. The Developer has furnished to the City a project budget dated July '1 9, 2 0 12 (the 

"Project Budget'') showing total costs for the Grocery Store Project· in an amount not 

less than Eighteen Million Dollars ($18,000,000.00). The Developer hereby certifies 

to the City that the. Project Budget is true, correct and complete, to the best of the 

Developer's knowledge, in all material respects. The Developer shall promptly 

deliver to the City certified copies of any Material Change Orders (as hereinafter 

defined) with respect to the Project Budget for approval. Material Change Orders 

shall be defined as any changes to the Project Budget that, in the aggregate, result in a 

reduction of the total cost of the Grocery Store Project by 5% or more. Any Material 

Change Orders must be submitted by the Developer to the City concurrently with the 

Certificates ofExpenditures as described in Section 2.2A hereof; the Developer must 

obtain the City's prior written approval before approving any Material Change 

Orders. 

0. During the term of this Agreement, except as 0therwise provided in (I) below the 

Developer and any Jessee, licensee or user of the Property shall not: 

( 1) appeal the equalized assessed valuation of all or a portion of the Property 

below such amount as to cause the real estate taxes on the Property to be below Two 

and 65/100 Dollars ($2.65) per gross leasable building square foot for that period of 

time that it takes for the Property to generate One Million Two Hundred Fifty 

Thousand Dollars ($1 ,250,000.00) of re(i] estate taxes paid to the City pursuant to 

section 11 -74.4-8(b) of the Act commencing from the date of this agreement and 

then for two years after the One Million Two Hundred Fifty Thousand Do1lars has 

been generated; 

10 



-I 

I 

AMENDED 

(2) petition for tax-exempt status for all or a portion of the Property; or 

(3) transfer or convey all or a portion· of the Property to a tax-exempt 

organization or entity, except as part of an eminent domain action by a unit of 

government. 

The Developer shall prohibit all lessees, licensees and users of the Property from 

engaging in the above and include the provisions ofthis.Section 2.1 (0) in all leases 

and license agreements for all or a portion of the Property 

2.2 City Obligations and Agreements. In consideration of the substantial commitment 

of the Developer to the development and construction of the Grocery Store Project, the City agrees 

and covenants with the Developer as follows: 

31895 1. 10 

A. The City shall pay the Developer up to ONE MILLION TWO HUNDRED FIFTY 

THOUSAND DOLLARS ($1 ,250,000.00) ("City Contribution") to partially subside 

those Developer costs of the Grocery .Store Project which constitute redevelopment 

project costs, as such term is defined in the Act ("Redevelopment Project Costs'') as 

itemized on Exhibit D, attached hereto and made a part hereof and as evidenced by a 

certificate in the form attached hereto and made a part hereof as Exhibit E prepared 

by the Developer and reasonably approved by the City certifying the amount of 

Redevelopment Project Costs actually incurred by the Developer as of the date of 

such certificate ("Certificate of Expenditure"). The City Contribution shall be paid 

by the Cjty, as fo11ows: 

(l) The City shall pay to the Developer the amount of SIX HUNDRED 

TWENTY FIVE THOUSAND DOLLARS ($625,000.00) on the 301h 

calendar day following the issuance by the City of a certificate of completion 
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(the "Certificate of Completion") for the Grocery Store Project (the "Payment 

Date~') . The City shall issue the Certificate of Completion upon the 

satisfaction of the following conditions: 

(a) the Grocery Store Project has been constructed and a 

temporary or permanent certificate ofoccupancy has been issued by the City; 

(b) Developer and Mariano's shall have entered· into an arms 

length market~ rate commercial lease with a term of not Jess than 10 years and 

have provided the City with a fully executed copy of said lease and any and 

all addenda and riders; and 

(c) the Grocery Store Project is fully fixtured and shall have been 

open to the general public for at least one (l) day. 

In the event the Payment Date fa11s on a Saturday, Sunday or holiday, the 

Payment Date shall advance to the ne;xt calendar day which is-not a Saturday, 

Sunday ·Or holiday. 

(2) The City shall pay to the Developer the amount of SlX HUNDRED 

TWENTY FJVE THOUSAND DOLLARS ($625,000.00) on the 1 801h 

calendar day fo11owing the actual Payment Date, pursuant to Section 

2.2(A)(1) above (the "Second Payment Date") provided the Grocery Store 

Project is fully operational and open to the general public on the Second 

Payment Date. In the event the Second Payment Dt~te falls on a Saturday, 

Sunday or holiday, the Second Payment Date shall be advanced to the next 

calendar day which is not a Saturday, Sunday or holiday. 
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In the event a claim is made -against the Developer, its directors, members, 

shareholders, officers, officials, agents· and employees or any of them, or if the 

Developer, its directors, members, shareholders, officers, officials, agents and 

employees or any of them (the "Developer Indemnified Party" or "Developer 

Indemnified Parties"), is made a party-defendant in any proceeding arising out ofor 

in connection with the City's duties, obligations and responsibilities under the terms 

of this Agreement ['but specifically excluding any claim or cause of action concerning 

the dosing on the Property and subsequent construction and operation of the Grocery 

Store Project], to the extent permitted by law., the City shall indemnify, defend and 

hold harmless the Developer Indemnified Parties, or any Developer Indemnified 

Party, from all claims, liabllities, losses, taxes, judgments, costs, fines, fees, including 

expenses and reasonable attorneys fees, in connection therewith. Any such Developer 

Indemnified Party may obtain separate counsel to participate in the defense thereof at 

his or her own expense. The Developer Indemnified Parties shall cooperate in the 

defense of such proceedings and be available for any litigation refated appearances 

which may be required. Further, the City shall be entitled to settle any and all claims 

for money, in such amow1ts and upon such terms as to payment as it may deem 

appropriate, Without the prior approval or consent of the Developer Indemnified 

Parties, or any ·of them, as the case may be, provided that neither the Developer nor 

any of the other Developer Indemnified Parties shall be required to contribute to such 

settlement. 

Developer hereby covenants and agrees that no recourse under or upon any obligation 

or agreement contained herein or for any claim based thereon shall be had against the 
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City, its officers, agents, attorneys, representatives or employees in any amount in 

excess of.any specific sum agreed by the City to be paid at law or in equity shall 

attach to or shall be incurred by the City, its officers, agents, attorneys, 

representatives or employees in any amount in excess of any·specific·sum agreed by 

the City to be paid hereunder, subject to the terms and conditions contained· herein, 

and any such excess rights or daims against the City, its officers, agents, attorneys, 

representatives, or employees are hereby expressly waived and released as a 

condition of and' as consideration for the execution of this Agreement by the City. 

3.1 Powers. 

ARTICLE Ill. 
AUTHORITY 

A. The City hereby represents and warrants to the Developer that the City has full 

constitutional and lawful right, power and authority, under currently applicable Jaw, 

to execute and deliver and perform the terms and obligations of this Agreement, and 

the foregoing has been, or will be, duly and validly authorized and approved by all 

necessary City proceedings, findings and actions. Accordingly, this Agreement 

constitutes the legal, valid and binding obligation of the City, and is enforceable in 

accordance with its terms and provisions and the execution of this Agreement does 

not require the consent of any other governmental authority. 

B. The Developer hereby represents and warrants to the City that the Developer has full 

lawful right, power and authority, under currently applicable law, to execute and 

deliver and perform the terms and obligations of this Agreement, and the foregoing 

has been or will be duly and validly authorized and approved by all necessary 

Developer actions. Accordingly, this Agreement constitutes the legal, valid and 
14 
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binding obligation of the Developer; .is enforceable in accordance with its terms and 

provisions-and does not require the consent of any other party. 

3.2 Authorized Parties. Except in cases where the approval or authorization of the City's 

Corporate Authorities is required by law, whenever, under the provisions of this Agreement, or other 

related documents and instruments or any duly- authorized supplemental agreements, any request, 

demand, approval, notice or consent of the City or the Developer is required, or the City or the 

Developer is required to agree to, or to take some action at, the request of the other, such request, 

demand, approval, notice or consent, or agreement shall be given for the City, unless otherwise 

provided herein, by the City Administrator or her designee and for the Developer by any mat1ager of 

the Developer so authorized (and, jn any event, the· officers executing this Agreement are so 

authorizecl). Any Party shall be authorized to act on any such request, demand, approval, notice or 

consent, or agreement or other action and neither Party hereto shall have any complaint against the 

other as a result of any such action taken. 

ARTICLE IV. 
·GENERAL PROVISIONS 

4.1 Time of Essence. Time is ofthe essence of this Agreement. The Parties will-make 

every reasonable effort to expedite the subject matters hereof and acknowledge that the successful 

performance of this Agreement requires their continued cooperation. 

4.2 Mutual Assistance. The Parties agree to take such actions, including the 

execution and delivery of such documents, instruments and certifications (and, in the case of the 

City, the adoption of such ordinances and resolutions), as may be necessary or appropriate from 

time to time to carry out the tenns, provisions and intent of this Agreement and to aid and assist 

each other in carrying out such tenns, provisions and intent. 
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Provided the Developer is in compliance with this Agreement, the City agrees that it shall not 

revoke or amend the Redevelopment Plan and Project, the TIP Ordinances or this Agreement if such 

revocation or amendment would prevent the development of the Grocery Store Project in accordance 

with this Agreement. The Parti·es shall cooperate fully With each other in securing from any and all 

appropriate governmental authorities (whether federal, state, county or local) any and all necessary or 

required permits, entitlements, authorizations and approvals to develop and construct the Grocery 

Store Project. 

4.3 Force Majeure. For the purposes of this Agreement, neither the Developer nor the 

City shall be considered to be in breach of any of its obligations hereunder if said Party is unable to 

acquire any property which, by the tenns of this Agreement,. said Party was required to acquire. 

"Force Majeure Delays" means delays in the construction caused by any one or combination of the 

following, which are beyond the reasonable control of and/or without the fault of the Party relying 

thereon, destruction by fire or other casualty, or perfonnance is prevented by strike or other labor 

troubles, other than those caused by Developer, governmental restrictions, takings, and limitations 

arising subsequent to the date hereof, war or other national emergency; fire, flood or other casualties, 

shortage of material not attributable to any action or conduct of Developer, extreme adverse weather 

conditions~ such as, by way of illustration and not limitation, severe rain storms or below freezing 

temperatures, tornadoes or cyclones, any delay in the performance by Developer resulting from the 

non~performance of the City's responsibilities, and' any other extraordinary events or conditions 

beyond the reasonable control of the Developer or the City which, in fact, unreasonably interferes 

with the ability ofthe Developer or the City to discharge its respective obligations hereunder. Force 

Majeure Delay shall not include: (I) economic hardship or impracticability of performance (except 

as may be provided herein), (2) commercial or economic frustration of purpose (except as may be 
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provided herein), or (3) a failure ofperfonnance by a contractor (except as caused by events which 

are Force Majeure Delay as to the contractor). 

In each case where a Party hereto believes its performance of any ~peciflc obligation, duty or 

covenant is delayed or impaired byreason of an event ofFeree Majeure Delay, the Party. claiming the 

benefit of this Section 4.3 shall notify the other Party of the nature of the event claimed to constitute 

Force Majeure Delay and, specifically, the obligation, duty or covenant which it believes is delayed 

or impaired by reason of the designated event. Notification shall be provided in accordance with 

Section 4.11 hereof. Perfonnance of the obJigation, duty or covenant impaired by reason of the 

designated event shall be tolled for that period of time reasonably necessary to remove or otherwise 

cure the impediment to perfonnance and the Party relying on the event of Force Majeure Delay shall 

be obligated to pursue such remedy or cure with reasonable diligence given the nature of the 

impairment, to the extent the same may be reasonably cured. In no case shall an event of Force 

Majeure Delay toll the perfonnance of any obligation, duty or covenant not directly implicated in the 

claimed event of Force Majeure Delay. Further, nothing herein shall be deemed to preclude the right 

of the Party entitled, by the tenns of this Agreement, to receive the performance of any obligation, 

duty or covenant to challenge the validity ofa·claimed event of Force Majeure Delay. 

4.4 Breach. A Party shall be deemed to be in breach this Agreement if it fails to 

materially perform, observe or comply with any of its covenants, agreements or obligations 

hereunder· or breaches ,or violates any of its representatibtls contained in this Agreement after the 

expiration of the any cure period applicable thereto. 
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4.5 Cure ofBreach. Except as otherwise provided herein and in case of defaults in the 

failure to make monetary payments due hereunder, prior to the time that a failure of any Party to this 

Agreement to perf01m its obligatipns hereundcr·or the failure to perfonn any other action or omission 

to perfonn any such obligation or action described in Section 4:4 shall be deemed to be a breach 

hereof~ the Party claiming such failure shall provide written notification to the Party alleged to have 

failed to perfonn of the alleged failure and sha11' demand perfonnance. No breach of this Agreement 

may be found to have occurred if performance has commenced to the reasonable satisfaction of the 

complaining. Party within sixty (60) days of the receipt of such notice. The prosecution of the 

conduct necessary to remedy the alleged breach must be diligently pursued until the cure is perfected. 

The obligation to cure defaults, as herein required, shall·be tolJed during any applicable time period 

during which a delay in perfonnance is permitted as an event of Force Majeure Delay under the 

provisions of Section 4.3 hereof but the tolling of the perfo.nnance of any obligation shall be limited 

to the obligation or action as to which the Force Majeure Delay provisions apply. 

In the ev~nt that either Party shall breach any provision of this Agreement and fail to cure 

said breach as provided in the preceding paragraph or as elsewhere provided in this Agreement, the 

non-defaulting Party may enforce the tenns hereof by filing any action or proceeding available at law 

or in ·equity, in any court of competent jurisdiction, including an action for specific performance of 

the covenants and agreements herein contained. In addition, a non-defaulting Party may recover 

actual, but not consequential damages, directly and proximately relating to the defaulting Party's 

failure to perform the terms hereof. Except as otherwise set forth herein, no action taken by a Party 

pursuant to the provisions of this Section 4.5 or pursuant to the provisions of any other Section of 

this Agreement shall be deemed to constitute an election of remedies .and all remedies set forth in 
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this Agreement·shall be cumulative and nonexclusive of any other remedy either set forth herein or 

available to any Party at law or in equity. 

4.6 Amendment. This Agreement, and any exhibits attached hereto, may be amended 

only by the mutual consent of the Parties evidenced .by a written amendment, by the adoption of an 

ordinance or resolution of the City approving said written amendment, as provided by Jaw, and by 

the execution of said written amendment by the Parties or their successors in interest. In the event of 

the failure of either Party to make monetary payments hereunder, the cure period shaiJ be ten ( 1 0) 

days after notice as provided herein and any late payment(s) shall bear interest at the rate of five 

percent {5%) per annum from the day that said payment(s). is/are due. 

4.7 Entire Agreement. This Agreement sets forth all agreements, understandings and 

covenants between and among the Parties relative to the matters herein contained. This Agreement 

supersedes an prior agreements, negotiations and understandings, written and oral, and shall be 

deemed a full integration of the entire agreement of the Parties. 

4.8 Severability. If any provisions, covenants, agreement or portion of this Agreement, 

or its application to any person, entity or property, is held invalid, such invalidity shall not affect the 

application or validity of any other provisions, covenants or portions of this Agreement and, to that 

end, all provisions, covenants, agreements or portions of this Agreement are declared to be severable. 

4. 9 Consent or Approval. Except as otherwise provided in this Agreement, whenever 

consent or approval written or otherwise of any Party to this Agreement is required, such consent or 

approval sha11 not be unreasonably withheld, delayed or conditioned. 

4.10 Illinois Law. This Agreement shall be construed in accordance with the Jaws of the 

State of Illinois. 
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4.11 Notice. Any n0tice t0 be given or served hereunder or under any document or 

instrument executed pursuant hereto shall be in writing and shall be{i) delivered personally, with a 

receipt requested therefore; or (ii) sent by telecopy facsimile; or (iii) sent by a recognized overnight 

courier service; or (iv) delivered by United States registered or certified mail; return receipt 

requested, postage prepaid. All notices shall be addressed to the Parties at their respective addresses 

set forth below, and the same shall be effective (a) upon receipt or refusal if.delivered personally or 

by telecopy facsin1ile; (b) one (I) business day after depositing with such an ovemight courier 

service, or (c) two (2) business days after deposit in the mail, if mailed. A Party may change its 

address for receipt of notices by service of a notice of such change in accordance herewith. All 

notices by telecopy facsimile shall be subsequently confinned by U.S. certified or registered mail. 

lfto the City: 
City of Elmhurst 
Attn: City Manager 
209 N. York Street 
Elmhurst, Illinois 60 126 
Fax No. (630) 530-3014 

with a copy to: 
Donald J. Sforino, Esq. 
Storino Ramello & Durkin 
9501 West Devon Avenue, gth Floor 
Rosemont, lllinois 60018 
Fax No. (84 7) 318-9509 

If to the Develop.er: 

with a copy to : 

318951.10 

Dean Kelley 
York Street Ventures LLC 
2250 Southwind Blvd. 
Bartlett, Illinois 60103 

George D. Maurides 
Maurides, Foley, Tabangay and Tw11er, LLC 
33 N. LaSalle Street, Suite 1910 
Chicago, Illinois 60602 
Fax No. (312) 332-5666 
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4.12 Counterparts. This Agreement may be executed in several counterparts, each of 

which shall be an original and all of which shall constitute but one and the same .agreement. 

4.13 Term of Agreement; Extension of Term of TIF. The term ("Term") of'this 

Agreement shall commence on the date first above written and continue for: a period of.twenty (20) 

years. ln the event the City pursues and receives. an extension of the tenn of the Redevelopment 

Project Area and associated tax increment allocation financing, the Developer shall have no 

additional rights under the tenns and provisions of this Agreement and this: Agreement shall 

terminate upon expiration ofthe Term. Notwithstanding the foregoing or anything contained herein 

to the contrary, this Agreement, and all City obligations herein shall be null and void if a permanent 

certificate of occupancy is not issued for the Grocery Store Project prior to December 31 2013, 

subject to any Force Majeure Delay extensions. 

4.14 Good Faith and Fair Dealing. City and Developer acknowledg~ their duty to 

exercise their rights and remedies hereunder and to perfonn their covenants, agreements and 

obligations hereunder, reasonably and in good faith. 

4.15 Drafting. Each Party and its counsel have participated in the drafting of this 

Agreement therefore none of the language contained in this Agreement sha11 be 

presumptively construed in favor of or against either Party. 

4.16 Recording. The Parties agree to record a memorandum of this Agreement with the 

DuPage County Recorder of Deeds. 

4.17 Covenants Run with the Land/Successors and Assigns. It is intended that the 

covenants, conditions, agreements, promises, obligations and duties of each Party as set forth in this 

Agreement shall be construed as covenants and that, to the fullest extent legally possible, all such 
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covenants shall run with and be enforceable against both the covenanted and the Project. Such 

covenants shaH tenninate upon termination or expiration of this Agreement. 

_j This· Agreement shall inure to the benefit of, and shall be binding upon each Developer·and 
I 

each Developer's respective successors, grantees and assigns, ·and upon successor corporate 

authorities of the City and successor municipalities. 

4.18 Default Shall Not Permit Termination of Agreement. No default under this 

Agreement shall entitle any Party to terminate, cancel or otherwise resc.ind this Agreement; provided, 

however, this limitation shaJI not affect any other rights or remedies the Parties may have by reason 

of any default under this Agreement. 

4.19 Right to Enjoin. In the event of any violation or threatened violation of any of the 

provisions of this Agreement by a Party or Occupant, any other Party shall have .the right to apply to 

a court of competent jurisdiction for an injunction against such violation or threatened violation, 

and/or for a decree of specific performance. 

4.20 Partial Funding. Except as otherwise set for in this Agreement, the Developer 

acknowledges and agrees that the economic assistance to be received by the Developer as set forth in 

this Agreement is intended to be and shall be a source of partial funding for the Grocery Store 

Project and agrees that any additional funding above and beyond said economk assistance shall be 

solely the responsibility of the Developer. The Developer ac.knowledges and agrees that the amount 

of economic assistance set forth in this Agreement represents the maxi'mum amount of economic 

assistance to be received by the Developer, provided the Developer complies with the terms and 

provisions set forth in this Agreement. The Developer further acknowledges and agrees that the City 

is not a joint developer or joint venturer with the Developer and the City is in no way responsible for 

completion of any portion of the Grocery Store Project. 
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4.21 Attorney Fees. Should it become necessary to bring legal action or proceedings to 

enforce this Agreement, or any portion thereof, or to declare the effect of the provisions of this 

_ j Agreement, the prevailing party shall be entitled to recover or offset against sums due,, its costs, 

including reasonable attorney's fees, in,addition to whatever other reliefthe prevailing party may be 

-entitled. 

4.22 No Joint Venture, Agency or Partnership Created. Neither anything in this 

Agreement nor any acts of the Parties to this Agreement shall be construed by the Parties or any third 

person to create the relationship of a partnership, agency, or joint venture between or among such 

Parties. 

4.23 Waiver. Any party to this Agreement may elect to waive any right or remedy it 

may enjoy hereunder, provided that no such waiver shall be deemed to exist unless such waiver is in 

wtiting. No such waiver shall obligate the waiver of any other right or remedy hereunder, or shall be 

deemed to constitute a waiver of other rights and remedies provided pursuant to this Agreement. 

4.24 No Personal Liability of Officials of Village or Developer. No covenant or 

agreement contained in this Agreement sha'll be deemed to be the covenant or agreement of the 

Mayor, City Council Member, City Manager, any official, officer, partner, member, director, agent, 

em_ployee or attorney of the City or Developer, in his or her individual capacity, and no official, 

officer, partner; member, director, agent, employee or attorney of the City or Developer shall be 

liable under this Agreement or be subject to any personal liability or accountability by person of or in 

connection with or arising out of the execution, delivery and performance of this Agreement, or any 

failure in that connection. 
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4.45 Repealer. To the extent that any ordinance, resolution, rule, order or provision of 

the City's code of ordinances, or any part thereof, is in conflict with the provisions of this 

Agreement, the provisions of this Agreement shall be controlling, to the extentlawful. 

4.26. EstQppel Certificates. Each of the parties hereto agree to provide the other, 

upon .not less than ten (1 0) business days prior request, a certificate ("Estoppel Certificate") 

certifying that this Agreement is in full force and effect (unless such is not the case, in which case 

such parties 'Shall specify the basis for such claim), that the requesting party is not in default of any 

term, provision or condition of this Agreement beyond any applicable notice and cure provision·(or 

specifying each such claimed default) and certi.fying such other matters reasonably requested by the 

requesting party. 

4.27 Municipal Limitations. All municipal commitments are limited to the extent 

required by law. 

4.28 Effectiveness. The Effective Date for this Agreement shall be the day on 

which this Agreement is fully executed pursuant to a duly enacted City ordinance authorizing the 

execution and adoption of this Agreement. Developer shall execute this Agreement not later than 

twenty-one (21) days after City Council authorization of execution of this Agreement or else this 

Agreem~nt wil1 be deemed void. 
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IN WITNESS WHEREOF, the Parties have duly executed this Ag·reement pursuant to.all 

requisite authorizations as of the date first above written. 

CITY OF ELMHURST, 

ATTEST: 

:IlliQ]l~~ 
~ 

s:?~S~~~ 
City Clerk I 

YORKSTREETVENTURESLLC 

By: Jk w~ 
Man~ · g Member 
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EXHIBIT A 

Legal Description of Redevelopment Project Area 

That part of SectJons 25, 26, 35 and 36 of Township 40 North, Range 11, East of the Third 
Principal Meridian ·and Sections I and 2 ofTownship 39 North, Range 11, East of the Third 
Principal Meridian described as commencing at the intersection of the Northerly corporate 
boundary of Elmhurst, said Northerly boundary being the centerline of Grand Avenue,. with the 
Westerly lot line, extended north, of Lot 75 in Elmhurst Industrial Park Unit No.2, recorded as 
Document R65-24614 on July 9, 1965, for a place of beginning, thence Easterly along said 
centerline of Grand A venue to the Easterly right-of·way line of York Street, thence Southerly 
along said Easterly right-of-way line to the North line of Lot 2 of York Gardens, recorded as 
Document 456519 on December 3, 1943, thence Easterly along said North lot line to the East 
line of said Lot 2, thence Southerly along said East line to the Northwest corner of Lot 11 in 
Block 3 of Country Club Highlands Subdivision Unit 3, recorded as Document 877616 on April 
25, 1958, thence Southeasterly along the Northerly line of said Lot 11, extended, to the Easterly 
right-of-way line of Wilson Street, thence Southwesterly along said Easterly right-of-way line to 
its intersection w.ith the North line, extended Easterly, ofLots·J2 through 24, inclusive, in Block 
3 of said Country Club Highlands Subdivision Unit 3, thence Westerly along said North line to 
the West Line of said Lot 24, thence Southerly along said West line, extended, to the South 1ine 
of Lot 4 in said York Gardens, thence Westerly along said South line to the Easterly right~of~way 
line of York Street, thence Southerly along said Easterly right-of~way to the South lot line of 
York Meadows Condominiums, recorded as Document R80;.05482 on January 22, 1980, thence 
Easterly along said South lot line to the East lot line, extended Northerly, of Lot 20 in Block 12 
of H.O. Stone and Co.'s Elmhurst Addition, recorded as Document 161539 on December 20, 
1922, thence Southerly along said East lot line, extended, to the .South Jot line of Lot 10 in Block 
37 of said H.O. Stone and Co.'s Elmhurst Addition, said South Jot line beingthe North right-of~ 
way of Crestview A venue, thence Easterly along said North right-of~ way line to the East right-of
way line of Michigan Street, thence Southerly along said East right-of~way line to the South Jot 
line of Lot 15 in Block 54 of said H.O. Stone and Co.'s Elmhurst Addition, thence generally 
Westerly along the Northerly right·of-way line of Interstate 290 to the East right-of-way line of 
York Street, thence Southerly along said. East right-of-way line to the Northerly right-of-way line 
of Lake Street, thence ;Southeasterly along said Northerly right-of~way line to the East right-of
way line, ·extended Northerly, of Elm crest Avenue, thence Southerly along said East right~of-way 
line to the North line, extended Easterly, of Lot 5 in Block 1 of Robertson's Addition to 
Elmhurst, recorded as Document' 92032 on October 30, 1907, thence Westerly along said North 
lot line to the East right-of-way line of York Street, thence Southerly along said East right-of-way 
line 300 feet, thence Easterly 1 55 feet, thence Northerly 50 feet to the North line of Lot 7 in 
Block 1 of said Robertson' s Addition to Elmhurst, thence Easterly along said Jot line, extended, 
to the East right-of~way line ofElmcrest Avenue, thence Southerly along said East right-of-way 
line and right-of-way line extended, to the South right~of~way line of Fremont Avenue, thence 
Westerly along said South right~of~way line 120 feet to the west line of the east 25 feet of lot 2 in 
Owners division of Block 2 ofRobertsons Addition to Elmhurst, recorded as Document 258941 
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on June 4, 1928, thence Southerly along said west line 150 feet to the south Jine of lot 2, , thence 
Easterly along said line 25. feet to the southeast corner of Jot 2, thence Southerly 90 feet along the 
west line of the east 50 feet oflot 5 to a point on the North line·ofRobertson'·S Second Addition 
to Elmhurst, recorded as Document 95683 on January 20; 1909, said point being 250 feet East of 
the Northwest corner of said Robertson's Second' Addition to Elmhurst, thence Westerly along 
said North line to the East line of Lot 49 in said Robertson'.s Second Addition to Elmhurst, 
thence Southerly along said East lot line, extended, to the North line of Paul J. Lowe 
Resubdivision, recorded as Document R96-024157 on February 14., 1996, thence Westerly 42: 
feet to the northwest corner oflot I, thence Southerly along the west line 165 feet to the south 
west comer lot I, thence Easterly along south line 92· feet in said Paul J. Lowe Resubdivision to 
the East line of Lot 26 in said Robertson's Second Addition to Elmhurst, thence Southerly along 
said Jot line 50 feet to the North line of the Resubdivision of Robertson's Second Addition to 
Elmhurst, recorded as Document 111786 on April 23, 1913, thence Westerly along said North 
line to the West line of Lot 11 in said Resubdivision, thence Southerly along said West line to the 
North right-of-way line of Columbia A venue, thence Southeasterly to the Northwest comer of 
Lot 7 in said Resubdivision, thence Southerly 296.75 feet along the West line of Lots 7 and 8 in 
said Resubdivision, thence Southeasterly 38.83 i.eet to a point on the Northerly right-of-way line 
of North Avenue, said point being 22 feet Easterly of the Southwest corner ofsaid Lot 8, thence 
Southeasterly to the Northwest corner of Lot 30 in Block 1 of Fairview Addition to Elmhurst, 
recorded as Document 1 10851 on February 7, 1913, thence Southerly along the West line of Lots 
30 and 29 in said Block 1 to the South line, extended Easterly, of Lot 2 in said Block 1 of 
Fairview Addition, thence Westerly along said South line, and South line extended, to the East 
right-of-way Hne of York ·Street, thence Southerly along said East right-of-way line to the North 
line, extended Easterly, of Lot 25 in Hahn's Subdivision, recorded as Document 47483 on 
December 8, 1891, thence Westerly along said North Jot line, extended, to the West line, 
extended Southerly, of Lot 16 in said Hahn's Subdivision, thence Northerly along said West lot 
line to the South right-of-way 1ine of Hahn Street, thence Westerly along said South right-of-way 
line, extended, to the West right-of-way line of Addison A venue, thence Northerly along said 
West right-of-way line to the Northerly right-of-way line of North Avenue, thence Easterly along 
said North right-of-way to the West line of Lot 7 in Block 1 of Albert D. Graue's Subdivision of 
North Elmhurst, recorded as Document 86803 ·on February 23, 1906, thence Northerly along said 
West line of Lot 7, extended, to the South right-of-way line of Fremont A venue, thence 
Northwesterly to the Southwest comer of Lot 9 in North Elmhurst Third Addition to the Village 
of Elmhurst, recorded as Document 97862 on August 9, 1909, thence Northerly along the west 
line of Lots 9 and 8 of said North Elmhurst Third· Addition to the Southwest corner of Lot 5 of 
'•County Clerk's. Assessment Division of Lots l and 2 of the Plat of North Elmhurst Third 
AddWon to the Village ofElmhurst",recorded as Document 233179 on April 8, 1'927, thence 
Northerly along the West line, and West line extended, of Lots 1 through 5, inclusive, in said 
County Clerk's Assessment Division to the Northerly right-of-way line of Lake Street, thence 
Southeasterly along said Northerly right-of-way line to.the West right-of-way line of York Street, 
thence Northerly along said West right-of-way line to the South line of Elmhurst Industrial Park 
Unit No. 1, recorded as Document R65~2240 on January 22, 1965, thence Westerly along said 
South line to the West line of Lot 7 in said Elmhurst Industrial Park Unit No. 1, thence Northerly 
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along said West. lot line, extended, to the North right-of-way line oflndustrial Driv.e, thence 
Easterly along said right-of-way line to the East line of Lot 31 in said Elmhurst Industrial Park 
Unit No. 1, thence Northerly along the East line of Lots 31 and 27 in said Elmhurst Industrial 
Park Unit No. 1 to the North line of said Lot 27, thence Westerly along said North line to the 
East line of Lot 26 in said Elmhurst Industrial Park Unit No. I, thence Northerly along said East 
line, extended, to the Northeast comer of Lot 22 in said Elmhurst Industrial Park Unit No. 1, 
thence NortherJy to the Southwest corner of York Grand Estates Unit Number One, recorded as 
Document 426473 on July 23, 1941, thence Northerly.along the West line of said York Grand 
Estates Unit Number One, extended, to the Southwest comer of Lot 2 of Klefstad 's Elmhurst 
Subdivision, recorded as Document R93-172175 on August 4, 1993, thence Easterly 266.01 feet 
to the Southeast corner of said Lot 2, thence continuing Easterly 292.27 feet along the South line 
of Lot 23 in Addison Township Supervisors Assessment Plat No.5, recorded as Document 
465 944 on August 9, 1944, thence Not1herly to a point on the South line of Peter's 2"d 
Subdivision, recorded as Document R69-l1385 on March 18, 1 969, thence Westerly along said 
South line 33 feet, thence Northerly 33.75 feet, thence Westerly 134.35 feet to the Southwest 
corner of said Peter's 2"d Subdivision, thence Northerly along the· West line of said Subdivision 
161.76 feet to the North Line of Peter's Subdivision, recorded as Document R68-41940 on 
September 11, 1968, thence Westerly along said North line 124. 78 ' feet to the East line of said 
Lot 2 in said Klefstad.,s Elmhurst Subdivision, thence Northerly along said East line of Lot 2 
233 .96 feet to the Northeast corner of said Lot, thence West alon,g the North line 277.13 feet to 
the most Westerly East line of Lot 1, thence North along the East line to the Northwest corner of 
Lot l , thence West along the North line 275 feet to the Southeast corner of Lot 75 in said 
Elmhurst Industrial Park Unit No. 2, thence Westerly on the South line to the Southwest corner 
of said Lot 75, thence Northerly along the West line, and West line extended, of said Lot 75 to 
the place ·of beginning, all in DuPage County, Illinois. 
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Map of Redevelopment Project Area 



I 

I 

I 

I 

. I 
I 

~ 

\ 
I~ 
~ 

~ 

L 
I 
~ _/ , 

oio 

020 

026 

005 ', 

' ' . 

INDUSTRIAl DR . 

007 008 ou 

'. 

AMENDED 

J- ' 

~ 
' OO~J_ 

)0~ 

.. 

,_..,.-_,NORTH ~NO AVE ..--T--, 

FULLERTONrAV:.;;;.E--r--, . ,..__,..___, 

J-.. 
f--
1--

...-
f
f-
f---..__ 
-
f--
~ 

;::: f=~ 
. I ·~ .,. fL-- - ,_ 

r--
1--
f-
1--

--
f-

';· ~· @:36·1~ -

. - f--
. r- f-

' 
1-- Qt---t-ir.: f--

. ..-._- . BEL~~ ,---y---J'I~:z~=~:::,l !:i ;i: 
11 

1- t---t--t'ili:E 1::1 I~ f---
1- u •= ~ I;( '--

I • - [4( -

~~3·36·10u~o~_,~~--~--._._~d==L~~ 
OOB • 

Proposed York S.t TIF District 
Propoaed Proportlea 

0,!111?.100~20~0 ::;=30!1!10 --~~··' 

-



f---

f.-

-

AMENDED 

1...-.1.-...t!n ....__.__~ 

'---1---1~ 
~----~~~~ ~ •t--.f--..1 

~1--+--4 
~.__-+-_, 

it--.,__, 

ARMTTAG EAVE 

~~ 
~~ ~ 1-..<-

~ 

Proposed York St TIF District 

• Propoud Properties 

- reel 
0 j 00 200 300 400 



AMENDED 

EXHfBITB 

Legal Description of Property 
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Eligible Costs*: 

1. Land Acquisition 

2~ Demolition 

3. Environmental 

;EXHIBIT D 

Redevelopment Project Costs. 

$5,375.000 

] 00,000 

100,000 

4. Off Site Improvements 100,000 

TOTAL .$5,675,000 

"'Partial List 

3 I 8951.10 

AMENDED 



I 

I 

I 
I 

I 

I 

I 
TO: 

EXHIBIT E 

Form of a Tax Increment 
Financing Requisition Certificate 

AMENDED 

FROM: 

CITY OF' ELMHURST, ILLINOIS 

YORK STREET VENTURES, LLC 

SUBJECT: CITY OF ELMHURST TAX INCREMENT FINANCING REDEVELOPMENT 
AGREEMENT .(MARIANO'S PROJECT) 

This represents Requisition Certificate No. __ in the total amount of$ _ ___ for 
payment of costs of the Grocery Store Project. 

The undersigned does ·certify that: 

J. All of the expenditures for whkh moneys are requested hereby represent proper 
costs of the Grocery Store Project, have not been included in a previous Requisition Certificate 
and have been properly recorded on the City's books. 

2. The moneys requested hereby are not greater than those necessary to meet 
obligations due and payable or to reimburse for funds actually advanced for 
costs of the Grocery Store Project. The moneys requested do not include retention or other 
moneys not yet due or earned under construction contracts. 

3. After payment of moneys hereby requested. there is anticipated to remain 
available, or expected to become available, to the City (from the------ --
Fund) sufficient funds to complete the Grocery Store Project substantially in accordance with the 
plans and specifications therefor. 
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4. All of the payment herein requested from the Fund have been 
used or are being used by the Developer for eligible tax increment financing costs of the Grocery 
Store Project first incurred on or aftet ---------

Executed this __ day of ____ __., __ . 

Approved: 

City of ______ _ 

.By: _____________ _ 

lts: ·------------------

Acknowledged: 

as City Financial Advisor 

By: ____________ _ 

Its: ---------------

31895J.l0 E-2 

YORK STREET V~NTURES, LLC, 
_____ , Illinois 

By:. ____________ _ 
Its Managing Member 
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NORTH YORK STREET (TIF 4) 
Section 2 -Additional Information 
AMENDED - For period ended 4/30/13 and the period ended 12/31/13 

AMENDED 
Additional information 
ATIACHMENT F 

1} Additional information on the use of all funds received under this Division and steps taken 
by the municipality to achieve the objectives of the redevelopment plan 

The City Council approved a Resolution (R-57-2013) authorizing the execution of a 
professional consulting services agreement with Houseal Lavigne Associates to prepare a 
long-term land use plan for the North York Street Redevelopment Area Project. 

Previously, the City of Elmhurst entered into a loan agreement {Letter of Credit) with a 
consortium of local lending institutions headed by Fifth/ Third Bank, Elmhu rst. Th is 
agreement, entered into as of July 31, 1994, provides for up to $4.5 million dollars to be made 
available to the City on a "draw-down/as needed" basis fo r purposes approp riate to achieve 
the objectives of the three redevelopment plans. During FY 2012, the City and Fifth/ Third 
Bank entered into two agreements to modify and extend the term of the loan. The first 
agreement extended the loan until October 31, 2011 and the second agreement modified the 
terms and extended the loan until October 31, 2014. The modified terms include a f loating 
interest rate based on the one month LIBOR plus 80.0 basis points, a reduction in the 
maximum principal amount of the Note to $3,000,000 and the imposition of a service fee of 
20 basis points on the unused balance of the Note. During Fiscal Year 2013, the City modified 
the terms of the loan where all TIF Districts could access the line of credit, including the new 
North York Street TIF IV. During this same reporting period, the City utilized the Letter of 
Credit to borrow $2,386,299 to purchase 260 N. York Street and to pay the first installment 
to York Street Ventures for the development of a Mariano's Fresh Market. The City Also 
paid $6,453 in interest expense on the letter of Credit. 

Prior to the development of the Hahn property, the City continues to lease space in the 242 
N. York Building. During the current fiscal year, the City paid $8,000 for the management of 
this building and received $31,000 in rental income. 
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CITY OF ELMHURST 

209 NORTH YORK STREET 
ELMHURST, ILLINOIS 60126·2759 

(630) 530-3000 
www.clmhurst.org 

MINUTES OF JOINT REVIEW BOARD (JRB) MEETING 
FOR THE PROPOSED CITY OF ELMHURST NORTH YORK STREET TIF DISTRICT 
July 2, 2012 
5:00P.M. - Elmhurst City Council Chambers 

Call to Order 
Alderman Steve Morley called the meeting to order at 5:08 p.m. 

Introduction of Representatives 
The following members were In attendance and Introduced themselves 
Representative Member 
Michael Mariani York Township 
Kathryn Cermak-Durante Addison Township 
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PETER "PETE" DICJANNI 
MAYOR 

PATTY SPENCER 
CITYCLBRK 

DAVID DYER 
CITY TRBASURBR 

JAMES A. GRABOWSKI 
CITY MANAOBR 

Jim Collins Comm. Unit School District 205 (CUSD 205) 
Steve Morley City of Elmhurst 
Jim Rogers Elmhurst Park District (EPD) 
Paul Hess DuPage County 

Others Present: Robert Rychlicki and Charles Biondo, Kane, McKenna and Associates; Brian 
Baugh, Attorney for the City of Elmhurst. 

Selection of Public Member 
A motion was made by Steve Morley (City of Elmhurst) and seconded by Paul Hess (DuPage 
County) to nominate Kurt Warnke as the public member. With no discussion, the motion was 
approved unanimously by voice vote. Following the vote, Kurt Warnke gave a brief overview of 
his background. 

Selection of Chairperson 
A motion was made by Paul Hess and seconded by Kurt Warnke to nominate Steve Morley as the 
JRB Chairperson. With no discussion, the motion was approved unanimously by voice vote. 

Review of Joint Review Board Procedures and Duties 
Robert Rychlicki of Kane, McKenna and Associates, Inc. presented an overview of the procedures, 
responsibilities and timing of the JRB per state statutes In regards to the implementation of a TIF 
District. He noted that the JRB Is responsible for reviewing the redevelopment plan and project 
for the proposed redevelopment project area (RPA) and to determine If the RPA meets the 

ATTACHMENT H 
(TIF IV) 
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Joint Review Board Meetlns- Proposed North York TIF District 

criteria to be deslsnated as a TIF District. Mr. Rychlicki also explained the JRB reportlns options 
to the Elmhurst City Council of their ffndfnss and that the City Council has the authority to 
approve the TIF District. 

TIF Plan and TJF E!Jgfbfllty Criteria - Reylew 
Mr. Rychlicki reviewed the proposed North York TIF plan and eligibility report and stated that the 
RPA qualifies as a conservation area. He explained that to be designated as a conservation area, 
SO~ or more the structures located within the RPA have to be 35 years of age or older and that 
at least three (3) of thirteen (13) qualification factors must be present. Mr. Rychlicki noted that 
68~ of the structures within the North York RPA were found to be 35 years old or older and that 
six of the factors were present. The six factors noted as present within the RPA Include 
obsolescence, deterioration, excessive vacancies, deleterious land use or layout, lack of 
community planning and lag In equalized assessed valuation (EAV). Mr. Rychlicki provided a brief 
overview of the six factors In addition to revlewtns the boundary map of the North York RPA. He 
also provided a summary of the redevelopment plan and noted that the plan Identifies the 
boundaries of the RPA with a map and Jesaf description, It summarizes the City's goals and 
objectives for redevelopment, It provides an estimate of redevelopment costs and It provides an 
estimate of the beginning and endlns EAV. The next steps for the North York TIF process were 
also noted by Mr. Rychlicki and Include the JRB consideration of the plan and eligibility factors, 
the Public Hearing on August 6th and the City Council consideration of the TIF Ordinances after a 
14 day waiting period. (See attached power point presentation provided to the JRB by Mr. 
Rychlicki regarding the review of the TIF Plan and eligibility criteria), 

Review of Draft TIF Ordinances 
The three Ordinances approving the redevelopment plan and project, designating the RPA and 
adopting tax Increment financing were briefly reviewed by Brian Baugh, Attorney for the City of 
Elmhurst. Based on the question from Mr. Morley on what the JRB approves, Attorney Baugh 
responded that the City Council Is responsible for approving the Ordinances not the JRB. Mr. 
Morley asked If there were any other questions on the Ordinances and there were none. 

Questions/Comments (Chairperson) 
Chairperson Morley asked If there were any comments or questions from the JRB. Mr. Collins 
(CUSD 205) stated that the TIF District will have the greatest Impact on CUSD 205 since 70~ of 
the tax bill Is for the Schoof District that currently serves 8,000 school children and will serve 
another 8,000 children during the term of the TIF District. Mr. Collins moved to delay the vote of 
the JRB since the Ordinances were only distributed last Friday and that the City, School and Park 
Districts met last Thursday, and again this morning on a revenue sharing agreement that has not 
been approved. Mr. Rogers (EPD) concurred with the School District request stating that more 
time was needed. Mr. Morley noted that a revenue sharing agreement falls outside of the 
requirements of the JRB meeting and asked Attorney Baugh what are the responsibilities of the 
JRB. Attorney Baugh reviewed the JRB duties and responsibilities noting that the JRB Is 
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responsible for reviewing the redevelopment plan and project Including the qualification report 
and to determine If the RPA meets the eligibility criteria as defined In the TIE Act. Ms. Cermak· 
Durante (Addison Township) stated that the JRB should approve It tonight since many of the 
members are present and It Is difficult to get everyone together due to busy schedules. Mr. 
Mariani (York Township) agreed stating he was ready to vote tonight. Mr. Collins commented on 
how Important this Issue Is and that the time should be made available to deal with It 
appropriately. Mr. Morley opened the meeting for public comments. Terry Pastlka from the 
Citizens Advocacy Center agreed that the request should be delayed, asked why the properties 
south of North Avenue were Included, how this affects the 2004 Intergovernmental Agreement 
and was shocked on the lack of Information going to the School and Park Districts. Tamara 
Brenner noted that the JRB has up to 30 days to decide and asked how the Plan will affect the 
School and Park Districts. 

Consideration of JBB Recommendations to City Council Resardlns the Designation of the North 
York Street TIE Plstrlct (Chairperson} 
The procedures on how to continue the JRB meeting to a later date were briefly discussed. 
Following that discussion, a motion was made by Mr. Collins, and seconded by Mr. Rogers, to 
continue the JBB meeting until July 19, 2012 at 5:00 p.m. The motion was denied by a roll call 
vote of 3 yes .and 4 no votes (Yes - Collins, Rogers and Morley; No - Hoss, Warnke, Cermak· 
Durante and Mariani). Mr. Hoss noted that as presented, the redevelopment plan and project In 
addition to the eligibility criteria meet the statutory requirements for a TIE District and that an 
Intergovernmental agreement Is not part of the responsibilities of the JRB. He also stated that 
based on some of the comments made during the meeting, he was confident that the City would 
continue to work with the other taxing bodies on an Intergovernmental agreement for revenue 
sharing. A motion was then made by Mr. Mariani and seconded by Ms. Cermak·Duante to 
approve the resolution recommending the City Council approve the North York Street TIE 
District. The motion was approved by roll call vote of 5 yes, 1 no and 1 present (Yes - Mariani, 
Cermak·Durante, Morley, Warnke and Hoss; No- Rogers; Present- Collins). 

Review of Timetable and Next Steps 
Chairperson Morley briefly reviewed the timetable provided earlier noting that the Public 
Hearing will be held on August 6, 2012 at 7:30p.m. In the City Council Chambers. 

Adlournment 
A motion by Mr. Hoss and seconded by Mr. Mariani to adjourn the meeting of the JRB of the 
Proposed North York TIF was unanimously approved by voice vote. 

Meeting adjourned: 6:30P.M. 
Submitted by: Thomas W. Troslen, Assistant Director of Finance 
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City of Elmhurst Proposed North 
York Street TIF District 

The Tff Act requires a rnunidpafity to f~rst 
demonstrate that 50% or more of the 
structures in the TIF are 35 years of age or 
oJder and then to identify three (3) or more 
qualification factors included in the next chart 
are present prior ·to a proposed TIF 
designation as a conservation area .. 
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TIF Qualification Factors 
Included in the TIF Act 
For a Conservation Area (in addition to 
age) 

11 Dilapidation 
2) Obsolescalce 
31 Deterioraiioo 
4} Presence of sfrodures 

below code 
5) Illegal uses 

6J Excessive vacancies 
7) Lack ot ventiation and 

saJlitary fadfifies 

8) Inadequate utilities 

9) Excessive coverage 

10) Oefetajous land use 

11) Erwlmoment.al dean 
up 

'12) l..ack ot oommunity 
plamng 

13) lag or dec&1e in 
~assessed 
v.aluation (EA V) 

TIF Qualification Factors Present 
for the Proposed North York Street 
TJF 

TIF factors present 
1) Obsolescence 
2) Deterioration 

3) Excessive vacandes 
4) Deleterious land use or 

layout 
5) Lack of community planning 
6) Lag in EAV 

• 68%ofthe 
strudures io fhe TIF 
District were found 
to be 35 years old 
or older and fhe 
minimum three 
factors are present 
plus three additional 
factors 
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Proposed Elmhurst North York 
Street TJF; Area Conditions 

• 68% of the ~re$"' 1he RPA are~·,. ex-cess of 35 
years of age. 

• The RPA deve1oped In ~meal fashfoo over the 
years and will require cooroinatioo by the City in 
order to address the adv~ factors preseot.. 

• The growth of EAV of afJ fhe properties in the RPA 
f~gged behind the growth in EA V of the remainder of 
the City for 4 of the Ja.~ 5 years .. 
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Obsolescence 

• Obsolescence is exhibited in part by a large number of 
retaiJ/commeraar tenant spaces which are currenUy 
vacant The lack ot adequate pamng and separate 
loading and unloading areas also contributes to the 
finding ( ~rrent conditions In relation to market 
requirement for mid w large retailers). 

• Multiple curb cuts on Y ~ Street increase the 
likelihood of slowlng traffic and inaeased accidents~ 
given that York Sfred has one of lhe largest traffic 
counts in lhe Cily, 

• Many facilities exhl>il outmoded or '"tired'" physical 
conditions. 

Obsolescence 

In addition. obsolescence is demonstrated by 
higher than average vacancy ratesf the age of 
the structures, and the lag in EAV growth for 
the RPA when compared with the EAV growth 
for remainder of the City. These factors when 
combined have the potential to cause a 
negative spill over for the surrounding area and 
may deter other property owners from 
reinvesting in their own properties. 
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Deterioration 

• Deterioration is present ill 54% of the pan;efs 
contained in the RPA. 

• BuUding oonditions included damaged fasdas~ 
doors~ windows framesr and m~sing mortar all of 
which require repairs~ upgrades and/or replacement .. 

• Surface amditfoos included t.TacUng of pavement~ 
pofhoJe:;,, depressions -n rn~y and parking areas,. 
weed~ protruding through paY'ed and oooc.refe 
surfacesp and Joose gravel or ~,tnpaved surfaces in 
patkmg areas and d,.ivewdys .. 

Excessive Vacancies 

• The RPA confainf> appro~ .24 ~a~Jlt:cmmerdaJ 
and industrial buildJog5. repr~ mrer 210,600 
square teet or 19% of the. total ~mre footage for 
oommerciaJ and lndustnaJ bmwdlngs;"" the RPA. Two of 
the vac:andes compose appro:QooteJy· 9 .. 6 acres of ~and .. 

• ln relation to the TIF Act ff,Jd,,Jg toot "'buifdwngs (hat are 
uoocc.opied or underutillze.d and that repres..·mt an 
.=ldveme inffuenre on the area because of the frequency, 
extent. or duration of the vacances'", the properties have 
been largely v~cant for several ye-..1ro, and their declining 
physical condition and valuatiom; support the finding ot 
an adverse influence on the area .. 

AMENDED 
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Deleterious Land Use or Layout 

• According to County and Township reoords and 
discussions with Cily staff 5.2% of the structures in 
the RPA were built between 40 to 70 years ago. 

• Properties were developed witfJ little regard to 
adjacent land use: correnfy iin some cases 
commercial. industrial~ reta~ . .and .residential uses 
inappropriately overLap or e)j.st lli1 close proximity to 
each other with littfe or oo buffering .. 

• There are also issues rdated to mgresslegress 
which affect fuming~ lo.:ad~ng and parktng .. 

Lack of Community Planning 

• Much of lhe development~ 1he RPA occorred prior to lhe 
City adopting its mil.fiaJ ~Plan and 
subsequent amend:rJ"te!U and before the City foffow'ed its 
existing pLanning aod devdopmeot procedures. 

• Previous developments ab'.emptOO to reuse srnafler 
former residential lots resuffiing iin a multiplicity ot retail 
and commercial uses J:acking:: ( 1) effective buffering from 
residential uses, (2) vaned bu~iog setbacks, (3) 
adequate parking, and (4) separate loading and 
unloading areas·; it also created multiple curb cuts 
affecting efficient traffic now 

AMENDED 
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Lag fn Proposed TIF EA V' 
compared to Rem-ainder of· City (aU 

amounts in MffUons/BUUons) 

Balance of ~ 2·21tJ.21l 

Cfty 

-·~~~-~--~·--~---~~ Pet . 11..~3·r,, fJ. 1~~ 

Change 

City Redevelopment Objectives 

• Coordinate the redevelopment within the RPA 
to provide positive marketplace signal and to 
conform with recent City planning efforts .. 

• Eliminate or reduce adverse factors in the 
RPA and accomplish redevelopment within a 
reasonable time. 

• Improve the tax base of the area, 
• Provide high quality public improvements and 

an attractive appearance for the area .. 

AMENDED 
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Redevelopment Plan Summary 

• identifies TIF district boundaries with map 
and legaf description. 

• Summarizes City goals and objectives for 
redevelopment, including a general 
description of redevelopment activities and 
land uses. 

• Provides an estimate of redevelopment 
project costs ( Tlf budget) .. 

Redevelopment Plan Summary" 
continued 

land acquisilion & related co:sts .- 515,000.000 
Site preparation .- $15,000.000 
Utility improvements .- $19,500.000 
Public Facilities - $15.000.,000 
Rehabilitation- $7,500v000 
Interest costs per the TJF Ad .- $2.500,000 
Planning .and professional costs - $1 1 ,625,000 
Job Training - $1,000,000 
Potential Tuition Costs - $2,000,000 

Total Estimated Project Costs - $89,125,000 
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Redevelopment Plan Summary, 
continued · 

Estimated base equalized assessed 
valuation (2011 tax ~rear) - $31 ~933~850 

Estimated TIF EAV upon conlp.fefion of TIF 
redevefop•nent over a 23 year period ~ 

$105~000~000 to $150~000~000· 

Variables That Could Impact 
Redevelopment 

• The rosts and acfuaJ budget of the~ 
redevelopment a:ctiviti~ .. 

• Market interest rates in effect at the lime of 
redevelopment 

• Timetables for jmplementaoon of public and private 
activffies .. 

AU of 1hese variables could materiafty arted TfF 
projections and the amount of tax h1aement 
generated with.in the TIE 
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Next Steps - TIF Process 

• Joint Review Board consideration/review of 
City TIF redevelopment plan and eligibility 
factors. 

• Public Hearing scheduled for August 6. 2012. 

• City Council must wait at feast 14 days after 
close of public hearing to consider adoption 
of Tl F ordinances. 

AMENDED 
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CITY OF ElMHURST 

209 NORTH YORK STREET 

ELMHURST, ILLINOIS 60126-2759 
(630) 530-3000 

www.elmhurst .org 

MINUTES OF JOINT REVIEW BOARD MEETING 

December 10, 2012 
6:08P.M.- Elmhurst City Council Chambers 

Annual Joint Review Board (JRB) Meeting- Fiscal Year 2011/12* 
-Central Business District Redevelopment Project (TIF I) 
- Lake Street Redevelopment Project (TIF II) 
- Rt. 83/St. Charles Road Redevelopment Project (TIF Ill) 

Board Members Present: William Gooch, Public Member (TIF I) 

Dr. Robert Gorsky, Public Member (TIF Ill) 
Steve Morley, City of Elmhurst (TIF I) 
Mark Mulliner, City of Elmhurst (TIF II) 
Patrick Wagner, City of Elmhurst (TIF Ill) 
Cathy Medema, Elmhurst Park District 

John McDonough, Elmhurst CUSD 205 
Bruce Schmied!, College of DuPage 502 

Others: James Grabowski; Brian Baugh. 

AMENDED 

STEVEN M. MORLEY 
MAYOR 

PATTY SPENCER 
CITY CLERK 

ELAINE LIBOVICZ 
CITY TREASURER 

JAMES A. GRABOWSKI 
CITY MANAGER 

Steve Morley welcomed everyone and introductions of the Joint Review Board (JRB) were made. 

City Manager Grabowski reviewed the agenda and noted that TIF IV was not included because it 
was approved after the reporting date of April 30, 2012. He also explained that the annual 

meetings to review the status and effectiveness of the three Tax Increment Financing (TIF) 

Districts during the past year (report for fiscal year ending April 30, 2012) are required by law 
and the make-up of the three JRBs was also noted . City Manager Grabowski explained that a 

power point presentation was again prepared for the Board meeting to assist in communicating 
the status of TIF in Elmhurst (hard copy attached). 

City Manager Grabowski noted the location of the City's three TIF Districts and added that the 
map also included the location of the new North York Street TIF District. He started the 
discussion of TIF I by briefly reviewing the boundary of the original project area of the TIF 
District and the amended project areas and remaining EAV due to the release of parcels in 2004, 
2006 and 2007. He noted that the EAV has been declining, the released EAV increment (53 .9%) 
is greater than the remaining EAV increment (46.1%) in TIF I, the remaining EAV increment of 
31,621,455 is slightly down from the previous year and it generated property tax increment of 

$1,897,983. Additional highlights noted during the TIF I review included the following: the fund 
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Page 2 
December 10, 2012 
Annual Joint Review Board Meeting 

balance/income statement schedule was reviewed noting the beginning fund balance of 
$805,254, revenues of $2,788,756, expenditures of $2,650,880 and an ending FY 2012 fund 
balance of $943,130; total expenditures listed in Section 3.2A of $2,650,880 includes debt 
service payments; Section 3.2B lists vendors that were paid in excess of $10,000; projected debt 
obligations and designated project costs exceed fund balance by $6,788,226 so no available 
surplus; no property was purchased during the reporting period; no new projects were started 
however, it was noted that the ratio of private to public investment in TIF I was 6 to 1; and, the 
requirement to provide a schedule listing Intergovernmental Agreements was added recently to 
the annual reporting. Comments and questions from the JRB members regarding the 2004 
Intergovernmental Agreement and projected surpluses and new growth in the CBD TIF, the 
status of the Hahn Street project, the SSA levies, TIF reform and a recommendation to move 
forward the Intergovernmental Agreement for TIF IV were briefly discussed. A motion by 
William Gooch and seconded by Patrick Wagner to close the annual meeting of the TIF I JRB was 
unanimously approved by voice vote. 

Highlights noted during the TIF II review included the following: map of area and Ordinance 
establishing TIF II in 1993- expiration in 2016; beginning fund balance of $651,954, revenues of 
$640,005 and ending fund balance of $1,288,661; total expenditures of $3,298; no payments to 
vendors exceeded $10,000; the breakdown of the fund balance schedule (Section 3.3) includes 
the fund balance at the end of the reporting year of $1,288,661, designated project costs of 
$1,750,000 for a projected deficit of $(461,339); the designated project costs of $1,750,000 
would be deferred to pay a surplus distribution of $1,500,000 as proposed in the North York TIF 
IV Intergovernmental Agreement; no property was acquired; and no new projects were started 
and the extremely high ratio of private to public investment was noted. There were no 
questions or comments. 

The review of TIF Ill included the following: map of area and Ordinance establishing TIF Ill in 
1996- expiration in 2019; beginning fund balance of $24,013, revenues of $439,373 and ending 
fund balance of $384,490; total expenditures of $78,896 (mostly debt service); no vendor 
payments in excess of $10,000; the breakdown of the fund balance schedule (Sect ion 3.3) 
includes the fund balance at the end of the reporting year of $384,490, designated project costs 
includes land acquisition of $1,500,000, and the projected deficit is $(1,508,181); no property 
was acquired; no new projects were started and the ratio of private to publ ic investment was 18 
to 1. Based on questions from the JRB members, additional discussion pursued regarding the 
status of safety related issues (pedestrian crosswalks and signage) and periodic updates to the 
JRB. A motion by Patrick Wagner and seconded by Mark Mulliner to close the ann ual meeting of 
the TIF Ill JRB was unanimously approved by voice vote. 

Meeting adjourned: 6:53P.M. 
*All three JRB meetings were held simultaneously 
Submitted by: Thomas W. Trosien, Assistant Director of Finance 
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Tax Increment Financing(TIF}: 
Joint Review Board 
Annual Meetings 

Fiscal Year Ending 
April 30, 2012 

D .. « rnlwr 1 U. 2017 

Joint Review Boards 

By law, must meet annually 
to review the effectiveness 
and status of the TIF District 

h · 

~· ' ' · 
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' 
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AMENDED 

Agenda 

Ilf.l;, 

1) Introduction, Joint Review Boards 
• TIF I, II and Ill 

2) JRB- TIF I Review (FY 04/30/12) 

3) JRB- TIF II Review (FY 04/30/12) 

4) JRB- TIF Ill Review (FY 04/30/12) 

• TIF IV Review not lncludtd • opproved ofttr FY ondlni 04/30/12) 

Joint Review Boards 

Ilf..lt IlE..!lli 
S<hool District 205 School District 205 S<hool District 205 

Aldermon Stevt Morley Aldtrmon Mork Mulllner Aldormon Petrick Waanor 

Elmhurst Pork District Elmhurst Pork District Elmhurst Pork District 

Community Collea• Community Colltit Community Coli tit 
District 502 Dlstrl<t 502 Dlstrl<t 502 

Tht County of DUPiit Tho County of DuP•a• The County of DuPoae 

York Township Addison Township York Township 

Mr. Willi om Gooch Mr. Konnoth Mlllor Dr. Robtrt Gorsky, Ph.D. 

----

TIF 1 

CJill.liE.l 
Or!1ln•l ProJect Aru Eshbllshtd 

by Ord. 0·17-86 
(hplrotlon 12/31/21) 

Amtnded ProJect Ar .. 
(re lustd nine ptrcelsln 2004) 
Approved by Ord. 0-29·2004 

Amended ProJect Aru 
(rtl••n:d two p•ruh kl2006) 
Approv•d by ord. 0.22-2006 

Amend•d Projtcl Aru 
(relund on• pun l in 2007} 
Approved by Ord. 0-23-2006 

... 
o 
= i5 ---..... ,... 
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- · -·-[] 
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CITY OP ILMHURST 
Tl' I tAV lnaemettt • lem•i""n0 and lel•••.d '•rnll 
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110,000 d utlll\1 lht OIIUt llllljiOitlnU jlt ! lod. 

Nnm• 

VMSly~•lnhrprl!t ~ 

nndull Conmmnf M1rhtlt! 

£1mhur..tCit C• nt,.. Inc 
Ol'lfd t.lntt.A· ~oc:l.llt~ 

tran:. ~ltnl~ Corp. 

Strvl n Amount 

Proh~~on.1t Cetr. ult ln l 3 (:(0.00 
Prol• ~~lon.1l I 12>.('(1 

Prof··~lon.ll _ r..6.3~ 

Prol.:.~lon.! P rt MM• tn~tnt $ 13 385 16 

Prof•·~on.~t £n1lnur1n 73 185.49 
Un• ol Crtdlt Prlncl .111 and lnt•rt~l I 4SA,~.OO 

AMENDED 

TIF I Property Tax Increment 

Released and Remaining Parcels 

!AV 
2011 TAX uyy Increment ....8..111..!.. 

l004 Rafe .. a (t Parc:et•) l4,64t,321 1.0022 
lOOtS Rtfe .. t a , t04,7JO I .OOH 
l007 Rt~,. .. ~ Jill g~g e.oon 
Tota iReau••d 36, t44,0t1 1,0022 

Ram•~lnu EAV 31, 821,455 1 .0022 

' hcludu SSA N6 1nd SSA «7 Rites 

ucti0Hl : 4- ~ttii.Ctt'll ·h •.f 141ctt •""'•'"u'c'.t• '"::,,,u"• 
mMIIIIIUU 01 AH ll~INOIN.U llotol lift N'UIAl I.U AUOUIIOH fiJHO 

Property 
TIM 

lncrtmtnt 

1,47t,S02 
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z:n ~as 
2,217,451 

1,1t7,tl3 

II ~ • ·''"I· 'I ,4 I• '"~ • ~ ' ' ·~ ~· ~ 1~•~ •• •• • -· ••·• • •1• ••'- .•• ~. ~ •• 1·· • •~ 1·• olo.l) 

~: ~r:'~ '' ''' ~oOINo l'lotlho t.,...,.~ C•"' jtiii.Ct trl\.~1 4·) 1~lo ~ol U llCt ... I I• 

I, ... . .. ........ . ~ ...... - · ·-1-rol<t_I_C...... I * ..... , I 
I ~.o. · •~-' ,.. ' , ·•• ,.,.,,., 

, ............... -. ... -· .. ,. .. .. ··- ... .... ...... _ ... ,.__ -.. -" 
,, ... , ... _....,.._ .. ,......._ .. .................. ,." , ....... _ 
I , II<&IOt iAMU "o fllto .. o l .... l!!! lfo!tN!t! IOII 

llo•I.UIII~ll•!otll~·"·" 

U CTIO iol )).tti ii.Ct .. !l·ht.I ... Jit!" ll(f l1 ·1t t.J: Iti! Cill 

.. ;;;:; 
··-·) 

····~-.... - •• • • , . .... ... .... ,. ••• • , .. . .... _ , _ . , ... . , ......... !11 . ..... ..,, . . .... 

... . ..... ,, ..... 1 ,., ..... .... 

~·~~~~· ... ,~ ..... , h .. • •'1 . •I •I ........ . 

'·• 1-.. l'• •lo • ""'I ~. '"" ! I 

~·. ''"' ,, ··"· '"" ,,,,, ' ~·· " ...... ~ 
l,., ,olh ' •'' H• I• r·~ •II• ••I • •'·•" ol I li t ,. 

.. ,.. , ,. , ., 4.'·11 ·• 1 , ,..,~~· .. r"········· t···r-:-- ........... ,.r ·· I· .• , ... , ""• -..!1 ··-ell 
,.,.,, .. 1.- I ·loiJ•<I 

, ... l_o....., ......... , ...... c: . .. 

' 1111 II :t ,., , , 1., I• · *>~•<l•ol ll o • ~"~•"' ''"'''~"~'~I~ " '1'"'••11 "I •o l i o •••••~I• 

2 



SECTION 4 [M ILCS !111-74.4·5 (d) (fl) and fi511..CS 1!111·7•.e-22 (d) (fi)J 

F'ro~d6 " d&:..cnption cl ~~oU prt..,.my JX•ctm:.. tlod hy IN. tm~llc lp;~ltty dHntlg I~ repi)rt lr~ 

J:..ctll yern-M\hlltlh&rli'd&~oplntont prqfl<'l llfto;t 

_ .)(_ No pro,-rty wu a ccjulrtd .,)1 tht Munlclpallly Wl1hln Ula Rtcitvt lopmt nt 
Projt ctAitl 

CENTRAL BUSINESS DISTRICT (TIF I) 
Section 2 - lnttraovtrnmtnt•l Acrttment' 
For porlod ondod 4/30/12 

---------

1) A list of tlllnt•r&overnment•l•&rttmtnh In tfftct In FV 2012, to which the 
munlclpallly Is • ptrt, •nd an accountln1 of 1ny monty trtniferrtd or rtctlvtd by the 
munlclp•llty durin& th•t fb.ul v• •r pur•u•nt to thoselnttrlovernmtntal•arttmtnt•. 

L!1t ot lnterrovarnmtntiiAintmtnll : 
, ( !llfrRpyttomrrJ!,)I Agrrcm!tJl1..W..I1h..ffi~Ul)t.LVQ$_(R~~C1IU!Imt R·06·2004j 
Allow$ f(IJ lhto rrlra ~r of certain land pa1 c~l~ fr(lm thto ceo TJF 01-stl/cl ilnd autlmr lz~~ t he 
rxttm iC'In of the Tlf Dlwktl~>r an add ltlonal l 2 yr M1 (unlll 20llj. 

Mcnay Tral'l•f•rrad or ,llaulvad: 
, Bai r d on the l nte-riOV t!'llllltenta i Aare-entrntll~ ted abC'I 'Ie, Unit Schot~ l Dl~trlct-'20S 

rtc tl'ltd Sl.03S, 760 In arld ltlonal proptrl~ taxt-s d urfn' fiscal yt- lt r lOJ 1/12 due t o t he t-arly 
rtlu~t- of the- o tlglt1-'l nine pared~ . Durin$ rv 2011/l2 jwlthln the- 12 yell! r xte nsiM 
p trkld), the City rt-Cf'lve-d $2,231'.Ml (l t1clude ~ SSA lrvlr~) In p rop ert r tax ln<u·ment . 

TIF 2 
Established by 

Ordinance 0 -23-93 
(hplratlon 12/31/2016) 

JrCTION. · U ILCI Ditt·1~.Hid) (11 (01Rmlt~ILC& IJI 1-JU•2) (~) (1J /01 

PAOE I 
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lo·To r Al ou ool•·••l r,+• •· •nl ••·' ""'" "' '~4ool t• f 

E•hnnrod lt~Y+ItiiiOIIt 

AMENDED 

IOf&Lib•q .. nl fl•ut Tc>tl'd E•lm~ lodlo 
ror AL: t t l tiWto Dnle Yu1 C01" ~••• Ptoocr 

TIF 1: 

Questions. 

l\l l lll~ ! l .~oh· I'JIIIo/jj. /4 ..... .., , jtol•"",_,. ,,. ... ll./4" " "''''# 
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lo~I'I I1010M"' '"'~-'"' .. 1'• 11-4 
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_ x_ No prop.,ty wu u qUfr•d by tlto Municip ali ty Wlflln ••• Rodov•lopm• nt 
Pre~J• ctAru 

TIF II: 

Questions. 

AMENDED 
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TIF 3 
Established by 

Ordinance 0 -33-96 
(EMplratlon 12/31/2019) 
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'uti on 3. 2 B 

LIM all v•ndol ., hMh!dlnu oth• • "'unh:lpal t&nKI., tha t..,,, . palf4 1n • •c::t '* of S1t.OOO 
rllnlng ~hot cuu • nt r • potlhlU y•••· 
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SECTION 4 (161LCS 6111·U.4-6 (d)(&) t nd IS ILCS 411t·U.~22 (d) (I )J 
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Project Are a 
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CITY OF ELMHURST 
209 NORTH YORK STREET 

ELMHURST, ILLINOIS 60126-2759 
(630) 530-3000 

www.elmhurst.org 

MINUTES OF JOINT REVIEW BOARD MEETING 

December 9, 2013 
6:02P.M. - Elmhurst City Council Chambers 

Annual Joint Review Board (JRB) Meeting- Fiscal Year 2012/13* 
- Central Business District Redevelopment Project (TIF I) 
-Lake Street Redevelopment Project (TIF II) 
- Rt. 83/St. Charles Road Redevelopment Project (TIF Ill) 
- North York Street Redevelopment Project (TIF IV) 

Board Members Present: William Gooch, Public Member (TIF I) 

Others: 

Dr. Robert Gorsky, Public Member (TIF Ill) 
Steve Morley, City of Elmhurst (TIF 1/IV) 
Mark Mulliner, City of Elmhurst (TIF II) 
Patrick Wagner, City of Elmhurst (TIF Ill) 
Jim Rogers, Elmhurst Park District 

Jim Collins and Chris Blum, Elmhurst CUSD 205 
Paul Lauricella, DuPage County 
James Grabowski; Brian Baugh. 

AMENDED 
STEVEN M . MORLEY 

MAYOR 

PATTY SPENCER 
CITY CLERK 

ELAINE LIBOVICZ 
CITY TREASURER 

JAMES A. GRABOWSKI 
CITY MANAGER 

Steve Morley welcomed everyone and introductions of the Joint Review Board (JRB) were made. 
He noted that the JRB meetings for all of the TIF Districts would run concurrently. City Manager 
Grabowski reviewed the agenda and noted that the City is changing its fiscal year and that 

future JRB meetings will probably be held in August . He also explained that the annual meetings 
to review the status and effectiveness of the three Tax Increment Financing (TIF) Districts during 
the past year (report for fiscal year ending April 30, 2013) are required by law. 

City Manager Grabowski briefly reviewed the map of Elmhurst noting each of the locations of 
the City's four TIF Districts. He started the discussion of TIF I by noting the make-up of the JRB 

members and briefly reviewing the boundary of the original project area of the TIF District and 
the amended project area due to the release of parcels, noting specifically the additional release 
of parcels (Hahn area) in 2012. The bar graph showing the history of the EAV of the released 
parcels, including the 2012 release, and the EAV of the remaining parcels in TIF I w as reviewed 
and it was noted that 57.2% of the EAV has been released . He noted that the released EAV 

generated $2,351,528 in property tax increment and the remain ing EAV generated $1,759,709 in 
increment. Additional highlights noted during the TIF I review included the followin g: the fund 
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balance/income statement schedule was reviewed noting the beginning fund balance of 
$943,130, net income of $1,269,549, an ending FY 2013 fund balance of $2,212,679, and a new 
line added to the report for total amount designated of $(2,463,036); total expenditures listed in 
Section 3.2A included other expenses of $520,962 that represent the SSA payments to the City 
Centre, streetscape and other public improvement expenses of $684,545 and debt service 
payments of $524,568; Section 3.2B lists vendors that were paid in excess of $10,000; projected 
debt obligations and designated project costs exceed fund balance by $2,463,036 so no available 
surplus; no property was purchased during the reporting period; no new projects were started 
however, it was noted that the ratio of private to public investment in TIF I was 6 to 1; and, the 

schedule listing Intergovernmental Agreements was noted . Comments and questions from the 
JRB members regarding the 2004 Intergovernmental Agreement and projected surpluses and 
new growth in the CBD TIF were briefly discussed. It was noted that there is currently no plan to 
release any additional parcels in the CBD TIF I. A motion by William Gooch and seconded by Jim 
Collins to close the annual meeting of the TIF I JRB was unanimously approved by voice vote. 

Highlights noted during the TIF II review included the following: make-up of the JRB; map of area 
and Ordinance establishing TIF II in 1993 - expiration in 2016; beginning fund balance of 
$1,288,661, net income of $703,500, ending fund balance of $1,992,161 and total amount 
designated of $(507,839); total expenditures of $5,986; no payments to vendors exceeded 
$10,000; the breakdown of the fund balance schedule (Section 3.3) includes the fund balance at 
the end of the reporting year of $1,992,161, designated debt obligations of $1,500,000 and 
designated project costs of $1,000,000 for a projected deficit of $(507,839); no property was 
acquired; no new projects were started and the extremely high ratio of private to public 
investment was noted; and Attachment M was added to the report. Based on a question from a 
JRB member, it was noted that the 2013 TIF IV IGA was part of the TIF II report due to one of the 
components of the IGA that required a surplus declaration of $1,500,000 from TIF II. There were 

no other questions or comments. A motion by Mark Mulliner and seconded by Jim Collins to 
close the annual meeting of the TIF II JRB was unanimously approved by voice vote. 

The review of TIF Ill included the following: make-up of the JRB; map of area and Ordinance 
establishing TIF Ill in 1996- expiration in 2019; beginning fund balance of $384,490, net income 
of $386,518, ending fund balance of $771,008 and total amount designated of $(1,049,151); 
total expenditures of $86,631 that include debt service payments of $72,512; no vendor 
payments in excess of $10,000; the breakdown of the fund balance schedule (Section 3.3) that 
includes a projected deficit is $(1,049,151); no property was acquired; no new projects were 
started and the ratio of private to public investment was 18 to 1. Based on comments from the 
JRB members, additional discussion pursued regarding the status of pedestrian traffic safety 
related issues in the area. The area south of the Dominick's building was specifically discussed 
and it was suggested that a possible crossing like the one at the Prairie Path and York be 
considered. The effects on the TIF District due to the closing of the Dominick's anchor store 
were also discussed. It was noted that there should be very little effect due to the closing and 
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that this location is on the Whole Foods list of potential acquisition sites. It was also noted that 
the addition of the Chick-fil-A will add EAV to the district. A motion by Patrick Wagner and 
seconded by Jim Collins to close the annual meeting of the TIF Ill JRB was unanimously approved 
by voice vote. 

The review of TIF IV included the following: make-up of the JRB and note that public member 
Kurt Warnke contacted staff that he could not attend the meeting; map of area and Ordinance 
establishing TIF IV in 2012 - expiration in 2035; beginning fund balance of $0, no property tax 
increment revenue, total expenditures of $62,946, ending fund balance of $(54,326} and total 
amount designated of $(1,304,326); total expenditures of $62,946 for professional and 
consultant fees, mostly for attorney fees; one vendor payment in excess of $10,000 (attorney 
fees); the breakdown of the fund balance schedule (Section 3.3) includes the fund balance at the 
end of the reporting year of $(54,326), designated project costs of $1,250,000 for the Mariano's 
redevelopment agreement project costs and a projected deficit of $(1,304,326}; no property 
was acquired; one new project was started (Mariano's) and it is estimated to be completed next 
fiscal year; and, Attachment M listing the TIF IV Intergovernmental Agreement was noted. There 
were no questions or comments. A motion by Jim Rogers and seconded by Jim Collins to close 
the annual meeting of the TIF IV JRB was unanimously approved by voice vote. 

Meeting adjourned: 6:30P.M. 
*All four JRB meetings were held simultaneously 
Submitted by: Thomas W. Trosien, Assistant Director of Finance 
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Tax Increment Financing{TIF): 
Joint Review Board 
Annual Meetings 

Fiscal Year Ending 
April 30, 2013 

D~cf'rnL~t 9, 70H 

Joint Review Boards 

By law, must meet annually 
to review the effectiveness 
and status of the TIF District 

TIF 1- Central Business District 

Jojnt Reyjew Board: 

City of Elmhurst · Mayor Morley 
Community Unit School District 205 
Elmhurst Park District 
Community College District 502 
The County of DuPage 
York Township 
Mr. William Gooch 

AMENDED 

Agenda 

1) Introduction, Joint Review Boards 
• TIF I, II, Ill and IV 

2) TIF I Review (FY 04/30/13) 

3) TIF II Review (FY 04/ 30/ 13) 

4) TIF Ill Review (FY 04/30/ 13) 

5) TIF IV Review (FY 04/ 30/13) 
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TIF II- Lake Street 

Jojnt Beyjew Board; 
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Community Unit School District 205 
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Community College District 502 
The County of DuPage 
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TIF II: 

Questions. 

TIF 3 
Established by 

Ordinance 0·35·96 
(Expiration 12/31/2019) 

flf' NoUifii1 1VltC II<Ifltt._.otl4f .. _ Mlll'» 

·.\, 

llfAIUIIOUU Of AUO,IhOffUUIIICJW ttl J.H(Iold. I.U AUD(A~ fUfriO 

fl y "'' ~ ·•t• •·M lA •·'- "' "'' .. "''''' ,..,.,.." ,.,,, .... , ...... ••t••'l•t t••••'l 

. . -· 

AMENDED 

TIF Ill - Rt. 83/St. Charles Road 

Joint Review Board: 

City of Elmhurst- Alderman Wagner 
Community Unit School District 205 
Elmhurst Park District 
Community College District 502 
The County of DuPage 
York Township 
Or. Robert Gorsky, Ph.D. 

., , • .,,.. ,,,_ ,, , .,.,..,,.. ~ ........... _. ... ,, .. .. u ..... 

t-..-u·-•oolh- ,. .. -tt .. ••---• 

1..1• ' ""'' I ' "'''"' ~~ 
••• 11 ... ~1 . ..... '"" ' -~ 

~ ....... , 

,_...,_,_, __ ....... _.,.. ~E·~ .. ~· .. ~···~·II :J·~ ... gl 
-u::::::::ww 

a .. llon 1.28 

TIF NAMf: Rt. »>SL Chultt ltoad jl lmtuwee T1f l ) 

u::::::::::::r 
u:=:::u:lli] 

~ 

~ 

FY20U 

L.lllt t il w ndoft. lncludltlf,l ofltr muntolpal fund., ~~ ""' " pt ld In ucu t of l 10,000 d uring 
lht OUtlthlltpoti ngye e t • 

_)[_ Tkert wert no wndott, Including oht t munlclptl fund a, ptld In •~c•• of 

$tO,OOC during u,, cutte n I tt porlln; pulod, 
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U t 110,11 I.I•!OI K.Citill·F~ .H(dJ !I)OI 1\.CO I I·FU·tll~ttiM 

lru~diW II t fll'lo ... 111\Cio tll ltl. l tt .. lol 1•t AUOtoll•ll f'LII'Mf AI I!lo ltMilftll • "-1••111!1~ '''''~ 

Tllf'NAMI : flt, I)(II.Cioorlo o ll t o oljlllllnwotTW II 

Is '11)11111 1 

1ti~•'·)IIMJ 
,, 1/11,11•'1 

1•. IA'It.O •. IIIU I 'i 1/11\ 111 1 

J. o. • • ,.._., ,,., •• ,.:: . . . .. ... ,. .... 
F ..... , ........... , ... , ........... , I I • ........... ! 

I· I ' IUtllll j 

I• I,AJII.I'•'I ' 

ILM".UI 'I\OI:P ICift I· !I IWII'•I ij 

JfCTIOH e • ltllCI 11 11•74.•·•t•IJ (TIIO) I nll Ot llC. 1111•741).11 (d)l7) (GI 

~-~' -•·•·•1 .. .,. ... -.."'.~o.'''"'"-"•••• .. .,.,w....., ... t•··~ .......... , .. ,. 
/1 .. ., ••I ~I ... .,. ... ~ ....... ~ 

EIIIIIIWI .. Ii hl~ftlllnttiC 

fof hbMtlllltlll flwl l Tol~ l hUm~l•d to 
TOTAL : il/l lf911) D• .,. Yu t Comvi••• P•o)u l 

11' ' " ·~~· • ,, ....... . · I 
.......... , ............ ~ .... _..., 

TIF IV - North York Street 
Jojnt Bevjew Board; 

City of Elmhurst - Mayor Morley 
Community Unit School District 205 
Elmhurst Park District 
Community College District 502 
The County of DuPage 
York Township 
Addison Township 
Mr. Kurt Warnke 

AMENDED 

SECTION 4 I&!ILCS Sltt·7U·I (d)(IJ ond I! ILCS SI11·7U.n(dJ(tiJ 

I Yl<>U Tlf NAME: ~t. Ul$t. ChAfin Rond (Eimhurtl TIF )j 

Prolltlil ~ cle•cr~•llon ol ~M pr0f14tt1~ pmtvruc.l by t!'ltt nllNIIelr'!'lili dtrltVJ It'll ltp011hl{ll•cl\l ye11r wlll~n 
lllllliitltl(tlopnenl PfotKi futn 

_ x_ No proptrtywu•cqldrtd by tht MunicipAlity Within tht lttdtwk>pmt nt Pr~tct Atu 

TIF Ill: 

Questions. 

i I 

TIF 4 1--
1 
r··-
1 

- --:-. ·~ I l !!1 ,: Ji. ; .! . i i j : 
::-::-..-=>= - '...-:=::.::.. ' __. _ __....~ ---- __ . __ ·_'J 

Established by 
Ordinance 0-52·12 
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SECTION 4 (OOILCS 6/IHU~ (<1) (O) and OIILCS 6/11·7 .... 2l(d) (O)) 

FY7013 TIF NAME : North Yotk Slfut (Eirnhm.t nF 4) 

P10'4<k! • dewlpllon of IIIII piOpel'tr pue~ br •• nuk_,.llr rlllng i'le ,.por~r~g ke81 ~ w«Hn 
lhe rede~ PfOtKI MM 

_ X_ No proptrty waa 1c:quhed by lhe MtJnlc:!pallty wtthln the R•d•velopm•nl Projec.l Ar•• 

AMENDED 

JlfMA.Mf,...'tw . ttlt11Cf ..... ot1 1f ~ 
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lOlAl A.WOUNl llUIONATID I·· l,l'.t•.lu • J 

'""'"-u••110f-ftc.nJ I·· 11,11~ ~~·II 

----------

N.CTIOH t • .. I.CI tltt-J(.4·•6dJIJI(OJ_. M ft.U lf1 .. 14A·Ut11J ifl l01 

tlf W.ME: Ho,U.Yotk l tt"11£1tWu.ll'•ttf +I 
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AMENDED 

TIF IV: 

Questions. 
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Cash 
lnYcstments 

ASSETS 

Negotiable certificates of deposit 
Recei,·ables 

Property tax 
1\lotor fuel tax allotments 
Due from other go,·emments 
Due from other funds 

Miscellaneous 
.~ccmcd interest 

TOTAL ASSETS 

Soccial 
- -- ___ X 

1\ lot or Fuel 
Tax 

s 108A02 

300.330 

-
75.876 

-
-
-
120 

s -l8-l.728 

nn· OF ELMHURST. ILLINOIS 

COMBINING BALANCE SHEET 
NONMAJOR GOVERNMENTAL FtTNDS 

April30. 2013 
(with comparati,·e totals for :!01:!) 

Capital P ~jects 
North Cof)Xlr3te 

Stormwater York Purpo;;e 
Detention Re~·elopmcnt Project 

Project Project :!009 

s -t76.603 s - ) -

- - -

- -t7.013 -
- - -

1.170AOO - -
1.119 - -

- 50.000 -
- - -

S L6-t8.122 s 97JH3 s -

-103-

Permanent 
Corporate 
Purpose 
Project Working Glos 
2012 Cash Mausoleum 

s - s 195.620 s -

- -ll2.35-l 3-t--l58 

- - -
- - -
- - -
- - -
- - -
- 982 2 

s - s 608.956 s 3-l.-l60 

Total 
Non major 

Gowmmental 
Funds 

2013 2012 

s 780.625 s 907.877 

7-l7.U2 -tl-l.697 

-t7.013 -
75.876 85.656 

1.170.-JOO 1.170.-tOO 
1.119 -

50.000 -
1.104- -t37 

s 2.873.279 s 2.579.067 

> 
-! 
-! 
> 

~ ~ -o 
~ 



LIABILITIES. DEFERRED INFLOWS OF 
RESOtTRCES AND FUND BALANCES 

LIABILffiES 
Accounts payable 
Accmed pa~TOII 
Duc to othcr fund;; 
lln.:amed re,·enue 

Total liabilitie;; 

DEFERRED INFLOWS OF RESOtTRCES 
llna,·ailabk reYenue- property ta-xes 

Total deti:rrcd inflows of resources 

Totalliabilitie;; and &ferred intlows of resource;; 

Ft 'NO BALANCES 
Rcstriccd t(lr worl.:ing cash 
Restricted t(lr streets 
Restricted tor culture 
Restricted t(lr rede,·elopment 
Restricted for capital projects 
Unrestricted 1 deficit) 

Total fund balances !deficit) 

TOTAL LIABILITIES. DEFERRED INFLOWS 
OF RESOURCES AND FUND BALANCES 

Sp..>cial 
R.:Yenoc Capital rojects 

North Corporate Corporate 
Stormwater Yorl.: Purpose Purpo;;e 

Motor Foci Detention Rede,dopment Project Project 

s 

s 

Tax Project Project ::!009 1012 

13289 s 17.610 s 1::!.569 s - s -
61.002 - - - -

- - 91.757 - -
- 1.170.--JOO - - -

7-U91 L 188.010 10-U::!6 - -

- - ..J7.013 - -

- - -H .OI3 - -

7-1.291 1.188.010 151339 - -

- - - - -
..JIO . ..J37 - - - -

- - - - -
- -t60.111 - - -
- - - - -
- - (5-U26l - -

..JIOA37 ..J60.112 (5-l326) - -

..JS-'.728 s 1.6-'8.122 s 9U11_3_ _S_- - _:_ _ _$ _____ -

See accompanying notes to financial statements. 
- 104-

Perman.:nt Total 
Nonmajor 

Go,·emmental 
Worl.:ing Glos Funds 

Ca;;h Mausoleum 2013 2012 

s - s - s -B . ..J68 s 1.673 
- - 61.002 62.836 

- - 91.757 -
- - 1.170.--JOO 1.170.--JOO 

- - 1.366.627 1.23-1.909 

- - ..J7.013 -

- - ..J7.013 -
- - UI3.6..JO 1.23-1.909 

608.956 - 608.956 -l15.183 

- - ..JIO...J37 ..JI9.155 

- 3-t..J60 3-U60 3-U29 
- - ..J60.112 -t75 . ..J52 

- - - 39 
- - C5..J326) -

608.956 3..J.-t60 U59.639 LHU58 

s 60~56 _S __ _]4A60_S_ 2.873.279 _1_ 2.579.06_7_ 

> 
~ 
~ 
> 

~ -~ 



RE\ "ENFES 
lntergoYemmental 

AllotmenL-; 
)nYestment income 
Miscellaneous 

Other 

Total reYenucs 

EXPENDITVRES 
Current 

Streets 
Contractual Sen ·ices 
Capital outlay 

Tflta1 expenditures 

EXCESS !DEFICIENCY) OF RE'\'ENUES 
0\ ""ER EXPENDITIJRES 

CITY OF EUIHl!RST. ILUNOIS 

CO~ffiJNJNG STA ltMENT OF REVENUES. EXPENDm TRES. AND 
CHANGES JN FUND BALANCES 

Special 
ReYenue 

NOm l~JOR GO\ 'ERNl\lENTAL H TNDS 

Storm water 

For the Year Ended April 30 . .:!0 13 
(\\ith comparatiw totals tor .:!0 1.:!) 

Capital I rojects 
North Corporate 
York Purpose 

Corporate 
Purpose 

Permanent 

~1otor Fuel Detention RedeYelopment Project Pro_iect Working Glos 
Tax Project Project ZOO<l 201.:! Cash Mausoleum 

s 1.238.663 $ - s - s - s - s - s -
U86 1.583 8.6:!0 - - 1.787 131 

- 3.67-l - - - - -

12-1-0.1-1-9 5.257 8.620 - - 1.787 131 

1248.867 - - - - - -
- - 62.946 - 160.522 - -
- 98.707 - - - - -

1..2-1-8.867 98.707 62.946 - 160.5.22 - -

(8.718) (93.-l50) f5-U26) - (160522) 1.787 131 

- 105 -

Total 
Non major 

G<n-emmental 
Funds 

.:!013 :!01:! 

s 1.238.663 s 1..17-1.058 
13.607 10.373 

3.67-l 9571 

I ...255.9-l-l 1294-J)()J 

1...2-l8.867 Ll60.685 
223.-t68 -

98.707 335.405 

1571.0-f! L4%J>90 

;>-
(315.098) (202.087) ~ 

;>-

~ ~ 
;:IC 



OTHER FINANCING SOURCES I USES) 
Issuance of bonds 
Premium 1 discount 1 on bond'> issued 
T r.msfers in 
Transfers tout) 

Total other financing sources (uses) 

NET CHANGE IN FUND BALANCES 

FUND BALANCES. MAY I 

FlTND BALANCES (DEFICIT). APRIL 30 

ReYenue 

1\ lotor Fuel 
Ta:x 

s -
-
-
-

-

(8.718) 

-l19.155 

s .JIO.-l37 

Capital F rojects Permanent 
North Corporate Corporate 

Stormwater York Purpose Purpose 
Detention RedeYelopment ~iect Project Working Glos 

Project Project 1009 2011 Cash 1\ lausoleum 

s - s - s - S 7.0.W.OOO s - s -

s 

- - - 90A21 
78.110 - - -

- - (39) 16.969.899) 

78.110 - (39) 160.522 

1 15.3-lOI (5-l.326) (39) -

.J75.-l52 - 39 -

.J60.112 s (5.J.326) s - s -

See accompanying notes to fmancial statements. 
- 106-

- -
191.986 -

- -

191.986 -

193.773 131 

.J15.183 3-l.329 

s 608.956 s 3-.JA60 

Total 
Nonmajor 

Go,·cmmental 
Funds 

2013 2012 

s 7.0-W.OOO s -
9(U21 -

270.096 587.172 
(6.969.938) (3.789.991) 

-B0.579 (3.202..819) 

115.-l81 c3AO-l.906) 

L3.J-l.158 -l.7-l9J)6-l 

s IA59.639 s L3-'-l.158 

> 
~ 

ii 



Cash 
Investments 

ASSETS 

Negotiable certificates of deposit 
Receivables 

Property tax 
Motor fuel tax allotments 
Due from other governments 
Miscellaneous 
Accrued interest 

> 
~ 

,-..,~ 
~> 
~(j 

~= 
~~ 

M 
':l 
~ 
~ 

TOTAL ASSETS 

Special 
Revenue 

CITY OF ELMHURST, ILLINOIS 

COMBINING BALANCE SHEET 
NONMAJOR GOVERNMENTAL FUNDS 

December 3 I. 20 13 

Capital P ojects 
North Corporate 

Storm water York Purpose 
Motor Fuel Detention Redevelopment Project 

Tax Project Project 2013 

$ 242,952 $ 485,364 ) - $ -

300,000 - - -

- - 49,900 -
I 10,406 - - -

- 1,170,400 - -
- - 1.550 -
39 - - -

$ 653 ,397 $ I 655,764 $ 51 45C $ -

- l 03 -

Permanent 
Corporate 
Purpose 
Project Working Glos 
2014A Cash Mausoleum 

$ 179,026 $ 194,749 $ -

- 605,704 34,458 

- - -
- - -
- - -
- - -
- 835 60 

$ 179 026 $ 80 1 288 $ 34 518 

Total 
Non major 

Governmental 
Funds 

$ 1,102,091 

940,162 

49,900 
110,406 

1, 170,400 
1,550 

934 

$ 3 375 443 

)> 

s: 
m 
2 
0 
m 
0 



LIABILITIES, DEFERRED INFLOWS 
OF RESOURCES, AND FUND BALANCES 

LIABILITIES 
Accounts payable 
Accrued payroll 
Due to other funds 
Unearned revenue 

Total liabilities 

DEFERRED INFLOWS OF RESOURCES 
Unavailable revenue - property taxes 

Total deferred inflows of resources 

Total liabilities and deferred inflows of resources 

FUND BALANCES 
Restriced for working cash 
Restricted for streets 
Restricted for culture 
Restricted for capital projects 
Unrestricted (deficit) 

> 
~ 

--~ ~> )ooo((j 

~= 
~~ 

M 
z 
~ 

~ 

Total fund balances (deficit) 

TOTAL LIABILITIES, DEFERRED INFLOWS 
OF RESOURCES, AND FUND BALANCES 

Special 
Revenue Capital Pr ljects 

North Corporate 
Stormwater York Purpose 

Motor Fuel Detention Redevelopment Project 

$ 

$ 

Tax Project Project 2013 

57, 136 $ 9,571 $ 31 ,617 $ -
27,812 - - -

- - 47,610 -
- 1, 170,400 - -

84,948 1,179,971 79,227 -

- - 49,900 -

- - 49,900 -

84,948 1,179,97 1 129, 127 -

- - - -
568,449 - - -

- - - -
- 475,793 - -
- - (77,677) -

568,449 475,793 (77,677) -

653.397 $ $ $ -1,655,764 51.450 . - - -

(See indendepent auditor's report.) 
- I 04 -

Permanent 
Corporate 
Purpose 
Project Working Glos 
2014A Cash Mausoleum 

$ - $ - $ -
- - -
- - -

179,000 - -

179,000 - -

- - -

- - -

179,000 - -

- 801,288 -
- - -
- - 34,518 

- - -
26 - -
26 801,288 34,5 18 

$ 179.026 $ 801,288 $ 34.518 

Total 
Nonmajor 

Governmental 
Funds 

$ 98,324 
27,81 2 
47,610 

1,349,400 

1,523,146 

49,900 

49,900 

1,573,046 

801,288 
568,449 
34,518 

475,793 
(77,651) 

1,802,397 

$ 3.375,443 

)> 

s: 
m z 
c 
m 
c 



CITY OF ELMHURST, ILLINOIS 

SCHEDULE OF REVENUES, EXPENDITURES, AND 
CHANGES IN FUND BALANCE- BUDGET AND ACTUAL 

NORTH YORK REDEVELOPMENT FUND 

For the Eight-Month Period Ended December 31, 2013 

Original 
and Final 

Budget Actual 

REVENUES 
Taxes 

Property tax $ $ 47,202 
Miscellaneous - rental income 25,000 31 ,000 

Total revenues 25,000 78,202 

EXPENDITURES 
Current 

Contractual services 
Professional services 125,000 84,884 

Debt service 
Interest 10,000 6,453 

Capital outlay 
Land improvements 1,771,515 
Other public improvements 1,250,000 625,000 

Total expenditures 1,385,000 2,487,852 

EXCESS (DEFICIENCY) OF REVENUES 
OVER EXPENDITURES (1 ,360,000) (2,409,650) 

OTHER FINANCING SOURCES (USES) 
Note proceeds 1,250,000 2,386,299 

Total other financing source (uses) 1,250,000 2,386,299 

NET CHANGE IN FUND BALANCE $ (110,000) (23,351) 

FUND BALANCE (DEFICIT), MAY I (54,326) 

FUND BALANCE (DEFICIT), DECEMBER 31 $ (77,677) 

AMENDED 

Variance with 
Final Budget 

Over 
(Under) 

$ 47,202 
6,000 

53,202 

(40,116) 

(3,547) 

1,771,515 
(625,000) 

1, 102,852 

(l ,049,650) 

1,136,299 

l ' 136,299 

$ 86,649 

(See indepenedent auditor's report.) 
- 109-

ATTACHMENTK 
(TIF IV) 



~Sikich. 
1415 W. Diehl Road, Suite 400 
Naperville, Illinois 60563 

AMENDED 

630.566.8400 II www.slklch.com 

Certified Public Accountants & Advisors 
Members of American Institute of Certified Public Accountants 

INDEPENDENT ACCOUNTANT'S REPORT ON COMPLIANCE WITH 
STATE OF ILLINOIS PUBLIC ACT 85-1142 

The Honorable Mayor 
Members of the Village Board 
City of Elmhurst, Illinois 

We have examined management's assertion that the City of Elmhurst, Illinois (the City) 
complied with the provisions of subsection (q) of Section 11-74.4-3 ofthe lllinois Tax Increment 
Redevelopment Allocation Act (lllinois Public Act 85-1142) during the eight-month period 
ended December 31, 2013. As discussed in that representation letter, management is responsible 
for the City's compliance with those requirements. Our responsibility is to express an opinion on 
management's assertion about the City's compliance based on our examination. 

Our examination was conducted in accordance with attestation standards established by the 
American Institute of Certified Public Accountants and, accordingly, included examining, on a 
test basis, evidence about the City's compliance with those requirements and performing such 
other procedures as we considered necessary in the circumstances. We believe that our 
examination provides a reasonable basis for our opinion. Our examination does not provide a 
legal determination on the City's compliance with statutory requirements. 

In our opinion, management's assertion that the City of Elmhurst, lllinois, complied with the 
aforementioned requirements for the eight months ended December 31, 2013, is fairly stated in 
all material respects. 

This report is intended solely for the information and use of the City Council, management, the 
joint review board, the Illinois State Comptroller, and the Illinois Department of Revenue and is 
not intended to be and should not be used by anyone other than these specified parties. 

Naperville, lllinois 
May 22,2014 

- 165-

ATTACHMENT L 
(TIP IV) 



Attachment M Name: AM(IIf[J~urst 
TIF District: North York Street 

INTERGOVERNMENTAL AGREEMENTS 
FY 2013 AMENDED (Due to Fiscal Year End Change to December 31) 

A list of all intergovernmental agreements in effect in FY 2013, to which the municipality is a part, and an accounting of 
any money transferred or received by the municipality during that fiscal year pursuant to those intergovernmental 
agreements. [651LCS 5/11-74.4-5 (d) (10)] 

Amount 
Name of Agreement Description of Agreement Transferred Amount Received 

Out 

intergovernmental Agreement between Declare surplus of 10% of increment $ - $ -
the City of Elmhurst and Elmhurst School starting in year 11; maximum $6 million 

District #205, dated April 2, 2013 reimbursement to District #205 for TIF 

(Resolution# R-17-2013) eligible capital improvement expenses 

(funding from unencumbered funds and 

pledged funds from Hahn Development); 

release of Hahn properties from CBD TIF 

and included in North York Street TIF; and 

surplus distribution of $1.5 from Lake 

Street TIF. 

Intergovernmental Agreement between Declare surplus of 10% of increment $ - $ -

the City of Elmhurst and Elmhurst Park starting in year 11; and surplus 

District, dated June 4, 2013 distribution of $1.5 from Lake Street TIF II. 

(Resolution# R-30-2013) 



STATE OF ILLINOIS 

COUNTIES OF DUPAGE & COOK 

) 
) ss 
) 

F 
SEP ~ P 2012. 

I, PATTY SPENCER, HEREBY CERTIFY that I am the duly elected, qualified and acting City Clerk 
oft he City of Elmhurst, DuPage and Cook Counties, Illinois, a municipal corporation, and the keeper 
of its seal and records. 

I HEREBY FURTHER CERTIFY that the attached document is a true and correct copy of: 

Ordinance 0-50-2012 entitled An Ordinance Of The City Of Elmhurst, DuPaqe And Cook Counties, 
Illinois, Approving A Tax Increment Redevelopment Plan And Redevelopment Project For The North 
York Street Redevelopment Project Area. 

I HEREBY FURTHER CERTIFY that said Ordinance was passed by the City Council of said City of 
Elmhurst on the 4th day of September, 2012 and that the vote of said City Council on the question 
of passage of said ordinance wasta ken by yeas and nays and fully recorded in the minutes of the 
proceedings of said City Council, and the result of said vote so taken was as follows: 

Yeas: _!L Nays: ..L 

I FURTHER CERTIFY that the original, of which the attached is a true copy, is entrusted to 
my care for safekeeping, and that I am the true and lawful keeper of the same. 

IN WITNESS WHEREOF, I have hereunto set my hand and affixed the seal of the City of 
Elmhurst aforesaid, at said City, in the County and State aforesaid, this 12th day of September, 
2012. 

Qcdi:y~4· 
Patty Spencer, City Clerk 



F E 

SEP 1. R 201? 
0-50-2012 

AN ORDINANCE OF THE CITY OF ELMHURST, ""~a:1counl Cia 1 
DUPAGE AND COOK COUNTIES, ILLINOIS, APPROVING A TAX INCREMENT REDEVElOPM~NTr 

PLAN AND REDEVELOPMENT PROJECT FOR THE 
NORTH YORK STREET 

REDEVELOPMENT PROJECT AREA 

WHEREAS, it is desirable and in the best interest of the citizens of the City of Elmhurst, 

DuPage and Cook Counties, Illinois (the "City"), for the City to implement tax increment 

allocation financing pursuant to the Tax Increment Allocation Redevelopment Act, Division 74.4 

of Article 11 of the Illinois Municipal Code, as amended (the "Act"), for a proposed 

redevelopment plan and redevelopment project (the "Plan and Project") within the municipal 

boundaries of the City and within a proposed redevelopment project area (the "Area") described 

in Section l(a) of this Ordinance, which Area constitutes in the aggregate more than one and 

one-half acres; and 

WHEREAS, pursuant to Section 11-74.4-5 of the Act, the Mayor and City Council of the 

City of Elmhurst (the "Corporate Authorities") called and conducted a public hearing relative to 

the Plan and Project and the designation of the Area as a redevelopment project area under the 

Act on August 6, 2012; and 

WHEREAS, due notice with respect to such hearing was given pursuant to Section 11-

74.4-5 of the Act, said notice being given to taxing districts and to the Illinois Department of 

Commerce and Economic Opportunity (f.k.a. Department of Commerce and Community Affairs 

of the State of Illinois) by certified mail on June 14, 2012, by publication on July 12, 2012 and 

July 19, 2012 and by certified mail to taxpayers within the Area on July 23, 2012; and 
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WHEREAS, on June 12, 2012, notice was provided by mail to all residential addresses 

that, .after a good faith effort, the City determined were located within 750 feet of the Area; 

and 

WHEREAS, the City did heretofore convene a Joint Review Board as required by and in 

all respects in compliance with the provisions of the Act; and 

WHEREAS, the Joint Review. Board met on July 2, 2012 to review the public record, 

planning documents and proposed ordinances approving the Plan and Project and consider 

whether the Plan and Project and Area satisfy the requirements of the Act; and 

WHEREAS, on July 2, 2012, the Joint Review Board considered and approved a 

resolution recommending approval of the Plan and Project and the designation of the Area by 

the City; and 

WHEREAS, the Plan ahd Project set forth the factors that caused the proposed Area to 

qualify as a "conservation area" and the Corporate Authorities have reviewed the information 

concerning such factors presented at the public hearing and have reviewed other studies and 

are generally informed ·Of the conditions in the proposed Area that have caused the proposed 

Area to qualify as a "conservation area11 as defined in the Act; and 

WHEREAS, the Corporate Authorities have reviewed the conditions pertaining to lack of 

private investment in the proposed Area to determine whether private development would 

take place in the proposed Area as a whole without the adoption of the proposed Plan and 

Project; and 

WHEREAS1 the Corporate Authorities have reviewed the conditions pertaining to real 

property in the proposed Area to determine whether contiguous. parcels of real property and 
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improvements thereon In the proposed Area would be substantially benefited by the 

redevelopment of the Area pursuant to the Plan and Project; and 

WHEREAS, the Corporate Authorities have reviewed the proposed Plan and Project and 

also the existing comprehensive plan for development of the City as a whole to determine 

whether the proposed Plan and Project conforms to the comprehensive plan of the City. 

NOW, THEREFORE, BE IT ORDAINED by the City Council of the City of Elmhurst, DuPage 

and Cook Counties, Illinois, as follows: 

Section 1. Findings. That the Corporate Authorities hereby make the following 

findings: 

a. The Area is legally described In Exhibit A attached hereto and incorporated 

herein as if set ·out in full by this reference. The general street location for the Area is described 

in Exhibit B attached hereto and incorporated herein as if set out in full by this reference. The 

map of the Area is depicted on Exhibit C attached hereto and incorporated herein as if set out 

In full by this reference. 

b. Conditions exist which cause the Area to be subject to designation as a 

redevelopment project area under the Act and to be classified as a "conservation area" and as 

defined in the Act. 

c. The proposed Area on the whole has not been subject to growth and 

development through investment by private enterprise and would not be reasonably 

anticipated to be developed without the adoption of the Plan and Project. 

d. The Plan and Project conform to the comprehensive plan for the development of 

the City as a whole. 
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e. As set .forth in the Plan and Project it is anticipated that the redevelopment of 

the Area will be .completed within twenty-three (23) years after the Area is designated and that 

all obligations Incurred to finance redevelopment project costs, if any, as defined in the Plan 

and Project shall be retired no't later than December 31 of the year in which payment to the 

municipal treasurer is made with respect to ad va·lorem taxes levied in the 23rd calendar year 

after the year in which this Ordinance approving the Plan and Project is adopted by the 

Corporate Authorities. 

f. The parcels of real property in the proposed Area are contiguous, and only those 

contiguous parcels of real property and improvements thereon that will be substantially 

benefited by the proposed redevelopment of the Area pursuant to the Plan and Project are 

included in the proposed Area. 

g. The implementation of the Plan and Project will not result in the displacement of 

residents from 10 or more inhabited residential dWelling units. 

h. The Area does not contain 75 or more inhabited residential dwelling units. 

Section 2. Plan and Project Approved. That the Plan and Project, which were the 

subject matter of the public hearing held August 6, 2012 are hereby adopted and approved. A 

copy of the Plan and Project is set forth in Exhibit D attached hereto and incorporated herein as 

if set out in full by this reference. 

Section 3. Invalidity of Any Section. That if any section, paragraph, or provision of this 

Ordinance shall be held to be invalid or unenforceable for any reason, the invalidity or 

unenforceability of such section, paragraph, or provision shall not affect any of the remaining 

provisions of this Ordinance. 
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Section 4. Superseder and Effective Date. All ordinances, resolutions, motions, or 

orders in conflict herewith shall be, and the same hereby are, repealed to the extent of such 

conflict, and this Ordinance shall be in full force and effect immediately upon its passage and 

approval in the manner provided by law. 

ADOPTED this AfWday of ~,., 2012, pursuant to a roll call vote as follows: 

AYES:-~/..;_/ __________ _ 

NAYS:_--'/'-------------

ABSENT:_C)J ___________ _ 

ABSTENTION: __________ _ 

APPROVED by me this J.-fl+'-' day of_~--+--~-Me~ 

Peter P. DiCianni Ill, Mayor of the City of 
Elmhurst, DuPage and Cook Counties, Illinois 

ATTESTED and filed in my office, 
this 1-/-1-4-vday of ~ 2012. 

~~¥~.-v 
Patty Spencer, Clerk of the City of Elmhurst, 
DuPage and Cook Counties, Illinois 
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SUBJECT: 

COUNCIL ACTION SUMMARY 

An Ordinance of the City of Elmhurst, DuPage and Cook Counties, Illinois, 
Approving a Tax Increment Redevelopment Plan and Redevelopment Project for 
the North York Street Redevelopment Project Area 

ORIGINATOR: City Manager/City Attorney 

DESCRIPTION OF SUBJECT MATTER: 

The attached Ordinance approves the Redevelopment Plan and Project for the North York 
Street Tax Increment Financing District. This Ordinance is the first of three ordinances which 
must be adopted by the City Council in order to establish the North York Street Tax Increment 
Financing District . 
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EXHIBIT A 

Legal Description 

That part of Sections 25, 26, 35 and 36 of Township 40 North, Range 11, East of the Third Principal 
Meridian and Sections 1 and 2 of Township 39 North, Range 11, East of the Third Principal Meridian 
described. as commencing at the intersection of the Northerly corporate boundary of Elmhurst, ·said 
Northerly boundary being the centerline of Grand Avenue, with the Westerly lot line, extended north, of 
Lot 75 in Elmhurst Industrial Park Unit No. 2, recorded as Document R65·24614 on July 9, 1965, for a 
place of beginning, thence Easterly along said centerline of Grand Avenue to the Easterly right·of-way 
line of York Street, thence Southerly along said Easterly right-of-way line to the North line of lot 2 of 
York Gardens, recorded as Document 456519 on December 3, 1943, thence Easterly along said North lot 
line to the East line of said Lot 2, thence Southerly along said East line to the Northwest corner of Lot 11 
in Block 3 of Country Club Highlands Subdivision Unit 3, recorded as Document 877616 on April 25, 
1958, thence Southeasterly along the Northerly line of said Lot 11, extended, to the Easterly right-of
way line of Wilson Street, thence Southwesterly along said Easterly right-of-way line to its intersection 
with the North line, extended Easterly, of Lots 12 through 24, inclusive, in. Block 3 of said Country Club 
Highlands Subdivision Unit 3, thence Westerly along said North line to the West Line of said Lot 24, 
thence Southerly along said West line, extended, to the South line of Lot 4 in said York Gardens, thence 
Westerly along said South line to the Easterly right-of-way line of York Street, thence Southerly along 
said Easterly right-of·way to the South lot line of York Meadows Condominiums, recorded as Document 
RB0-05482 on January 22, 19801 thence Easterly along said South lot line to the East lot line, extended 
Northerly, of Lot 20 in Block 12 of H.O. Stone and Co.'s Elmhurst Addition, recorded as Document 
161539 ·On December 20, 1922, thence Southerly along said East lot line, extended, to the South lot line 
of Lot 10 In Block 37 of said H.O. Stone and Co.'s Elmhurst Addition, said South lot line being the North 
right-of-way of Crestview Avenue, thence Easterly along said North right-of-way line to the East right-of
way line of Michigan Street, thence Southerly along said East right-of-way line to the South lot line of lot 
15 in Block 54 of said H.O. Stone and Co.'s Elmhurst Addition, thence generally Westerly along the 
Northerly right-of-way line of Interstate 290 to the East right-of-way line of York Street, thence 
Southerly along said East right-of·way line to the Northerly right-of-way line of lake Street, thence 
Southeasterly along said Northerly right-of-way line to the East right-of-way line, extended Northerly, of 
Elmcrest Avenue, thence Southerly along said East right-of-way line to the North line, extended Easterly, 
of Lot 5 in Block 1 of Robertson's Addition to Elmhurst, recorded as Document 92032 on October 30, 
1907, thence Westerly along said North Jot line to the East right-of-way line of York Street, thence 
Southerly along said East rlght·of-way line 300 feet, thence Easterly 155 feet, thence Northerly 50 feet 
to the North line of Lot 7 in Block 1 of said Robertson's Addition to Elmhurst, thence Easterly along said 
lot line, extended, to the East rlght·of-way line of Elmcrest Avenue, thence Southerly along said East 
right-of-way line and right-of-way line extended1 to the South right-of-way line of Fremont Avenue, 
thence Westerly along said South right-of-way line 120 feet to the west line of the east.25 feet of lot 2 in 
Owners division of Block 2 of Robertsons Addition to Elmhurst, recorded as Document 258941 on June 
4, 1928, thence Southerly along ·said west line 150 feet to the south line of lot 2, , thence Easterly along 
said line 25 feet to the southeast corner of lot 2, thence Southerly 90 feet along the west line of the east 
50 feet of lot 5 to a point on the North line of Robertson's Second Addition to Elmhurst, recorded as 
Document 95683 on January 20, 1909, said point being 250 feet East of the Northwest corner of said 
Robertson1S Second Addition to Elmhurst, thence Westerly along said North line to the East line of lot 
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49 in said Robertson~s Second Addition to Elmhurst thence Southerly along said East lot line, extended, 
to the North line of Paui.J. lowe Resubdivision, recorded as Document R96-024157 on February 14, 
1996, thence Westerly 42 feet to the northwest corner of lot 1, thence ·Southerly along the west line 165 
feet to the south west corner lot 1, thence Easterly along south line 92 feet in said Paul J. lowe 
Resubdivision to· the East line of Lot 26 in said Robertson's Second Addition to Elmhurst, thence 
Southerly along said lot line 50 feet to the North line of the Resubdivision of Robertson's Second 
Addition to Elmhurst, recorded .as Document 111786 on April 23; 1913, thence Westerly along said 
North line to the West line of lot 11 in said Resubdivision, thence Southerly along said West line to the 
North right-of-way line of Columbia Avenue, thence Southeasterly to the Northwest corner of Lot 7 in 
said Resubdivision, thence Southerly 296.75 feet along the West line of lots 7 and 8 in said 
Resubdivision, thence Southeasterly 38.83 feet to a point on the Northerly right-of-way line of North 
Avenue, said point being 22 feet Easterly of the Southwest corner of said Lot 8, thence Southeasterly to 
the Northwest corner of Lot 30 in Block 1 of Fairview Addition to Elmhurst, recorded as Document 
110851 on February 7, 1913, thence Southerly along the West line of lots 30 and 29 In said .Block 1 to 
the South line, extended Easterly, of Lot 2 in said Block 1 of Fairview Addition, thence Westerly along 
said South line, and South line extended, to the East right-of-way line of York Street, thence Southerly 
along said East right-of-way line to the North line, extended Easterly, of Lot .25 in Hahn's Subdivision, 
recorded as Document 47483 on December 8, 1891, thence Westerly along said North lot line, 
extended, to the West line, extended Southerly, of Lot 16 In said Hahn's Subdivision, ·thence Northerly 
alon.g said West lot line to the South right-of-way line of Hahn Street, thence Westerly along said South 
right-of-way line, extended, to the West right-of-way line of Addison Avenue, thence Northerly along 
said West right-of-way line to the Northerly right-of-way line of North Avenue, thence Easterly along 
said North right-of-way to the West line of lot 7 in Block 1 of Albert D. Graue's Subdivision of North 
Elmhurst, recorded as Document 86803 on February 23, 1906, thence Northerly along said West line of 
lot 7, extended, to the South right-of-way line of Fremont Avenue, thence Northwesterly to the 
Southwest corner of Lot 9 in North Elmhurst Third Addition to the Village of Elmhurst, recorded as 
Document 97862 on August 9, 1909, thence Northerly along the west line of Lots 9 and 8 of said North 
Elmhurst Third Addition to the Southwest corner of Lot 5 of "County Clerk's Assessment Division of Lots 
1 and 2 of the Plat of North Elmhurst Third Addition to .the Village of Elmhurst", recorded as Document 
233179 on April 8, 1927, thence Northerly along the West line, and West line extended, of Lots 1 
through 5, inclusive, in said County Clerk's Assessment Division to the Northerly right-of-way line of Lake 
Street, thence Southeasterly along said Northerly right-of-way line to the West right-of-way line of York 
Street, thence Northerly along said West right-of-way line to the South line of Elmhurst Industrial Park 
Unit No. 1, recorded as Document R65-2240 on January 22, 1965, thence Westerly along said South line 
to the West line of Lot 7 in said Elmhurst Industrial Park Unit No. 1, thence Northerly along said West lot 
line, extended, to the North right-of-way line of Industrial Drive, thence Easterly along said right-of-way 
line to the East line of lot 31 in said Elmhurst lhdustrial Park Unit No. 1, thence Northerly along the East 
line of lots 31 and 27 in said Elmhurst Industrial Park Unit No. 1 to the North line of said Lot 27 ,. thence 
Westerly along said North line to the East line of Lot 26 in said Elmhurst Industrial Park Unit No. 1, 
thence Northerly a'lbng said East line, extended1 to the Northeast corner of Lot 22 in said Elmhurst 
Industrial Park Unit No. ·1, thence Northerly to the Southwest corner of Yot:k Grand Estates Unit Number 
One, recorded as Document 426473 on July 23, 1941, thence Northerly along the West line of said York 
Grand Estates Unit Number One, extended, to the Southwest corner of Lot 2 of Klefstad's Elmhurst 
Subdivision, recorded as Document R93-172175 on August 4, 1993, thence Easterly 266.01 feet to the 
Southeast corner of sa·id Lot 2, thence continuing Easterly 292.27 feet along the South line of lot 23 in 

320347.2 



Addison Township Supervisors Assessment Plat No.5, recorded as Document 465944 on August 9, 1944, 
thence Northerly to a point on the South line of Peter's 2nd Subdivision, recorded as Document R69-
11385 on March 18, 1969, thence Westerly along said South line 33 feet, thence Northerly 33.75 feet, 
thence Westerly 134.35 feet to the Southwest corner of said Peter's 2"d Subdivision, thence Northerly 
along the West line of said Subdivision 161.76 .feet to the North line of Peter's Subdivision, recorded as 
Document R68-41940 on September 11, 1968, thence Westerly along said North line 124.78 feet to the 
East line of said lot 2 in said Klefstad's Elmhurst Subdivision, thence Northerly along said East line of lot 
2 233.96 feet to the Northeast corner of said Lot thence West along the North line 277.13 feet to the 
most Westerly East line of Lot 1, thence North along the East line to the Northwest corner of Lot 1, 
thence West along the North line 275 feet to the Southeast corner of Lot 75 in said Elmhurst Industrial 
Park Unit No. 2, thence Westerly on the South line to the Southwest corner of said Lot 75, thence 
Northerly along the West line, and West line extended, of said lot 75 to the place of beginning, allln 
DuPage County, illinois. 
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EXHIBIT B 

General Street Location 

The proposed Redevelopment Project Area is generally described as a contiguous area the 
boundaries of which are approximately the parcels on the ·east and west sides of York Street 
from the alley south of Hahn Street on the South to North Avenue on the north, continues 
north with frontage parcels located on the east and west sides of York Street from North 
Avenue on the south to Lake Street on the north, continues north along only the east side of 
York Street from the north side of the 1-290 right-of way to Crestview Avenue, at Crestview, 
incorporates parcels on both the east and west sides of York Street to Wrightwood Avenue, at 
Wrightwood, includes parcels primarily on the west side of York Street to ·Grand Avenue and 
four (4) Community Unit School District 205 parcels on the east side of York Street, and in order 
to maximize lot depth from York Street throughout the Study Area, and sometimes 
incorporates several parcels In addition to those fronting York Street and along the south side 
of Grand Avenue a total of 8 lots west of York Street are incorporated, and adjacent rights of 
way are also included 
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I. INTRODUCTION 

The City of Elmhurst (the "City") is a mature community located in Du Page County, 
Illinois, adjacent to the Villages of Addison and Bensenville on its north, the Villages of 
Northlake, Berkeley and Hillside on its east, the Villages of Oak Brook and Oak Brook Terrace 
on its south, and the Village of Villa Park on its west. 

The City was incorporated in 1882. The municipality has a population of 44,121 
according to the 2010 Census. The City has vehicular access to Chicago and its greater 
metropolitan area via the Tri State Tollway (I-294), the extension of the Eisenhower Expressway 
(1-290) and the Reagan Tollway (I-88); as well as State Routes 20 (Lake Street), 38 (Roosevelt 
Road), 64 (North A venue), and 83 (Kingery Highway). The.City is also served by the Metra rail 
service (Union Pacific West commuter line) and PACE bus routes. 

The City contains a diverse mix of industrial, commercial and residential uses. The City 
is essentially landlocked by bordering municipalities. Given limited opportunities for 
redevelopment, the City is focusing attention on areas that can increase the local tax base and 
provide non-residential revenues (including sales taxes) to the community. These conditions 
highlight the need to address redevelopment needs through appropriate planning processes. 

The City currently utilizes its Comprehensive Plan including its Zoning Map and the 
City's Zoning Ordinance (and any amendments thereto) to coordinate economic development. 
The City intends to attract and encourage retail, commercial and mixed use users to locate, 
upgrade, expand and/or modernize their facilities within the City as part of its ongoing economic 
development planning. A necessary strategy for the City in pursuing new mixed use, 
commercial, and retail development will be to eliminate certain existing adverse conditions 
within some portions of the community, and to find new means to strengthen and further 
diversify the City's tax base. 

The area discussed in this North York Street Redevelopment Plan and Project (the "Plan" 
or the "Redevelopment Plan and Project") is the proposed North· York Street Redevelopment 
Project Area (the "Redevelopment Project Area", the "RPA" or the "TIF District"). The RP A is a 
contiguous area the boundaries of which are approximately the parcels on the east and west sides 
of York Street from the alley south of Hahn Street on the South to North Avenue on the north. 
The Study Area continues north with frontage parcels located on the east and west sides of York 
Street from North A venue on the south to Lake Street on the north. The Study Area continues 
north along only the east side of York Street from the north side of the 1-290 right-of way to 
Crestview Avenue. At Crestview, the Study Area incorporates parcels on both the east and west 
sides of York street to Wrightwood A venue; at Wrightwood, the Study Area includes parcels 
primarily on the west side of York Street to Grand Ave and four (4) Community Unit School 
District 205 parcels on the east side ofY ork Street. In order to maximize lot depth from York 
Street throughout the Study Area, the RP A sometimes incorporates several parcels in. addition to 
those fronting York Street and along the south side of Grand A venue a total of 8 lots west of 
York Street are incorporated into the Study Area. Adjacent rights of way are also included. 

Redevelopment Plan and Project· North York Street TJF District 
City of Elmhurst, 11/inois 



The RPA is approximately one hundred twenty seven (127) acres in size excluding 
rights-of-way. The RPA includes approximately one hundred seventy seven (177) tax parcels 
according to the data available from the Assessor's offices of Du Page Com1ty, Addison 
Township, and York Township. A boundary. map of the RP A is attached as Exhibit 1. The RP A 
is legally described in Section II. 

The RP A consists primarily of commercial and industrial uses with limited institutional 
and residential uses. The area contains approximately one hundred fourteen (114) structures, of 
which approximately seventy eight (78), or sixty eight percent (68%), are thirty-five (35) years 
of age or older; and accord~g to City, County and Township records fifty nine (59) of these 
structures were constructed between 1942 and 1972. There are approximately twenty three (23) 
inhabited residential units in the RPA. 

The advanced age associated with many of these structures, as well as the site 
improvements and public infrastructure that surround them, has Jed to a high incidence of 
adverse conditions as defmed by the Tax Increment Allocation Redevelopment Act of Chapter 
65 ILCS Section 5/11-74.4 et seq., as amended (the "TIF Act" or the "Act'') such as 
deterioration, obsolescence, and deleterious land use. 

Additional conditions that contribute to negative influences within the RP A include 
excessive vacancies and lack of community planning which are evidenced throughout the area 
and have been documented pursuant to site visits by Kane, McKenna and Associates, Inc. 
(KMA), as well as City, County and Township records. These conditions also result in an 
overall lack of new private sector investment which is further evidenced by a lag in growth of the 
equalized assessed value (EA V) for the RP A when compared to the EA V growth for the rest of 
the City in four of the last five tax years. 

On balance, the combination of these negative factors limits the opportunities for private 
reinvestment within and around the RP A. Such factors potentially suppress the value of future 
development and weaken the potential for business growth limiting employment and 
contributing to the lack of sustained investment in the area. 

If there is coordination of land uses by the City, using TIF Act authority, the RP A would. 
become better positioned for redevelopment. Accordingly, under this Redevelopment Plan and 
Project and as part of .its comprehensive economic development planning, the City intends to 
attract and encourage commercial, mixed use .and retail uses to locate, upgrade, expand and/or 
modernize their facilities within the City. Through the establishment ofthe RPA, the City would 
implement a program to redevelop key areas within the City; in so doing, it would stabilize the 
area, extend benefits to the community, and assist affected taxing districts over the long tenn. 
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A. The Redevelopment Plan 

The City recognizes the need for implementation of a strategy to revitalize existing 
commercial and industrial properties within the boundaries of the RP A and to stimulate and 
enhance new commercial, retail and mixed use development. Business retention and expansion 
are key components of the strategy to promote private development within strategically critical 
commercial areas of the City. The needed private investment in the RP A may only be possible if 
tax increment financing (TIF) is adopted pursuant to .the TIF Act. Incremental property tax 
revenue generated by the development will play a decisive role in encouraging private 
development. Existing conditions, such as those associated with properties located within the 
RP A, that may have precluded intensive ·private investment in the past will be eliminated, 
Ultimately, the implementation of the Redevelopment Plan and Project will benefit the City and 
all the taxing districts, which encompass the area in the form of a significantly expanded tax 
base. 

The designation of the area as a Redevelopment Project Area will allow the City to 
address area deficiencies including (but not limited to): 

Establishing a pattern of land-use activities that will increase efficiency and 
economic relationships, especially as such uses complement adjacent commercial 
and industrial land uses; 

Provision of roadway and traffic improvements within the area, including a 
comprehensive review of ingress and egress requirements that satisfy area 
circulation, parking and connections to major arterials; 

Entering into redevelopment agreements in order to further the redevelopment of 
Coordinating and providing adequate parking and separation of loading/unloading 
areas for all redevelopments; 

Improving area appearance through rehabilitation of structures, landscape, 
streetscape and signage programs; 

Coordinating land assembly m order to provide sites for more modem 
redevelopment plans; and 

Providing infrastructure that is adequate in relation to redevelopment plans. 

The area on the whole would not reasonably be anticipated to be redeveloped in a 
coordinated manner without the adoption of the Redevelopment Plan and Project, herein. The 
City, with the assistance of KMA, has prepared this Redevelopment Plan and Project to use tax 
increment financing in order to address local needs and to meet redevelopment goals and 
.objectives. 
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The adoption of this Redevelopment Plan and Project makes possible the implementation 
of a comprehensive program for the ·economic redevelopment of the RP A. By means of public 
investment, the RP A will become a more viable area that will attract private investment. The 
public investment will set the stage for the redevelopment of the area with private capital. This 
in tum will lead to the retention, expansion and attraction of commercial, retail and mixed use 
development into the City in general and the RP A in particular. 

Pursuant to the Act, the RP A includes only those contiguous parcels of real property and 
improvements thereon substantially benefited by the redevelopment project. Also pursuant to 
the Act, the area is not less in the aggregate than 1 V2 acres. 

Through this Redevelopment Plan and Project, the City will serve as the central force for 
marshaling the assets and energies of the private sector for a unified cooperative public-private 
redevelopment effort. Ultimately, the implementation of the Redevelopment Plan and Project 
wilJ benefit the City and all the taxing districts., which encompass the RP A in the form of a 
stabilized and expanded tax base, the retention of existing businesses, the creation of new 
businesses and the creation of new employment opportunities within the City as a result of 
induced private sector investment within the area. 

B. Summary 

The City, through legislative actions as required by the Act, fmds: 

• That the RP A as a whole has not been subject to growth and development through 
investment by private enterprise; 

• That in order to promote and protect the health, safety, and welfare of the public, certain 
conditions that have adversely affected redevelopment within the RP A need to be addressed, 
and that redevelopment of such areas must be undertaken; 

• To alleviate the adverse conditions, it is necessary to encourage private investment and 
enhance the tax base of the taxing districts in such areas by the development or 
redevelopment of certain areas; 

• That public/private partnerships are determined to be necessary in order to achieve 
development goals; 

• That the Redevelopment Plan and Project conforms to the Comprehensive Plan (including 
any amendments thereto); 

• That without the development focus and resources provided for under the Act and as set forth 
in this Plan, growth and development would not reasonably be expected to be achieved; and 

• That the use of incremental tax revenues derived from the tax rates ofvarious taxing districts 
in the RP A for the payment of redevelopment project costs is of benefit to the taxing 
districts, because the taxing districts would not derive the benefits of an increased assessment 
base without addressing the coordination of redevelopment. 
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Additionally, the City finds that it may be useful, desirable, and necessary for the City to 
assemble land into parcels of sufficient size to encourage development consistent with current 
standards. 

It is further found, and certified by the City, in connection to the process required for the 
adoption of this Plan pursuant to the Act, that the projected redevelopment of the RP A will not 
result in the displacement often (10) inhabited residential units or more, and that the RPA 
contains less than seventy-five (75) inhabited residential units. Therefore, this Plan does not 
include a Housing Impact Study as would otherwise be required. 

The redevelopment activities that will take place within the RP A will produce benefits 
that are reasonably distributed throughout the RP A. Redevelopment of the RP A area is tenable 
only if a portion of the improvements and other costs are funded by TIF. 

Pursuant to the Act, the RP A incJudes only those contiguous parcels of real property and 
improvements thereon substantially benefited by the redevelopment project. Also pursuant to 
the Act, the area in the aggregate is more than I Y2 acres. 
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ll. REDEVELOPMENT PROJECT AREA LEGAL DESCRIPTION 

The Redevelopment Project Area legal description is attached in Exhibit 2. 

Redevelopment Plan and Project- North York Street TJF District 
City of Elmhurst, 1/linois 6 



III. REDEVELOPMENT PROJECT AREA GOALS AND OBJECTIVES 

The following goals and objectives are presented for the RP A in accordance with the 
City's Comprehensive Plan, Zoning Ordinance and Zoning Map which are considered the City's 
comprehensive planning process (including any amendments thereto). 

A. General Goals of the City 

1) Encourage a complimentary and market driven series of commercial 
developments that are organized to provide a variety of goods and services 
throughout the community. 

2) Encourage aesthetically pleasing and functionally well designed retail ·and 
commercial shopping area environments. 

3) Expand and maintain a strong employment base in Elmhurst which expands the 
overall standard of living. 

4) Strengthen. the City'.s industrial base. 

5) Improve Elmhurst's ability to attract and retain high quality employers. 

6) Increase tax revenues for the City through the expansion of the tax base rather 
than through raising current tax rates 

7) Maintain Elmhurst's high quality of infrastructure to support existing businesses 
and residential uses and encourage reinvestment. 

8) Maintain and determine adequate parking facilities to serve land uses throughout 
the City. 

B. Specific Obiectives for the RP A 

1) Encourage the redevelopment of obsolete and/or physically deteriorated industrial 
buildings. 

2) Expand and improve existing roadways and infrastructure, where necessary, to 
serve parcels located within the RP A. 

3) Provide for land assembly, site preparation, grading, and excavation, where 
necessary, of property located within the RP A. 

4) When City fmancial resources are used to support economic development 
activities ensure that these funds are leveraged to maximize economic benefits for 
the City. 
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5) Ensure that new development is fmancially responsible for the proportionate share 
of City funded services and infrastructure investments that are required as a result 
of the development. 

6) Coordinate redevelopment activities within the RP A in a manner that conforms to 
the fiscal and economic development policies of the City and its common interests 
with overlapping tax districts. 

7) Identify viable reuse opportunities for existing structures and for parcels within 
the RPA. 

8) Pursue opportunities for the reconfiguration of off street parking lots, structures 
and the establislunent of shared parking agreements to meet parking demands 
within neighborhood commercial areas in a coordinated and efficient manner. 

9) Require adequate buffering and screening between residential areas and adjacent 
commercial, industrial or institutional uses, including parking facilities and 
loading areas. 

C. Redevelopment Objectives 

The purpose of the RPA designation will allow the City to: 

1) Assist in coordinating redevelopment activities within the RP A in order to 
provide a positive marketplace signal and to conform to recent City planning 
efforts; 

2) Reduce or eliminate the negative factors present within the area; 

3) Accomplish redevelopment over a reasonable time period; 

4) Provide for high quality public improvement projects within the RP A; and 

5) Provide for. an attractive overall appearance of the area. 

The implementation of the Redevelopment Plan and Project will serve to improve the 
overall quality of life within the RP A and contribute to the economic development of the City as 
a whole. 
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IV. EVIDENCE OF THE LACK OF DEVELOPMENT AND GROWTH WITHIN THE RPA 
AND ASSESSMENT OF FISCAL IMPACT ON AFFECTED TAX!NG DISTRICTS 

A. Evidence of the Lack of Development and Growth Within the RP A 

As documented in Exhibit 3 of this Plan, the RP A has suffered from .a lack of 
development and would qualify as a conservation area. In recent years, the area has not 
benefited from sustained private investment and/or redevelopment and instead has experienced 
physical and economic decline. Absent 'intervention by the City, properties within the RP A 
would -pot be likely to increase in market value. 

The proposed RP A exhibits various conditions which, if not addressed by the City, would 
eventually worsen. For example, structures and site improvements reflect obsolescence, 
deterioration, excessive vacancies; deleterious layout; lack of community planning; and 
experienced a lag in the growth of the EA V when compared with the remainder of the City for 
four of the last five years. These various conditions discourage private sector investment in 
business enterprises. 

B. Assessment of Fiscal Impact on Affected Taxing Districts 

It is anticipated that the implementation of this Redevelopment Plan and Project will have 
a minimal financial impact on most of the affected taxing districts. In fact, the action taken by 
the City to stabilize and encourage growth of its tax base through the implementation of this 
Redevelopment Plan and Project will have a positive impact on the affected taxing districts by 
arresting inflation adjusted declines in assessed valuations. 

Given that there is the potential for new retail, commercial and mixed use development, 
the City has made allowances in this Redevelopment Plan and Project to provide the flexibility 
for distributions to such taxing districts and will follow the guidelines provided by the Act to 
compensate the districts at levels dictated by the precise increase in students. Additionally, 
should the City achieve success in attracting private investment which, though not anticipated, 
does result in the demonstrated need for increased services from any other taxing district, the 
City would consider declaring sufficient TIF related swpluses, which funds are neither expended 
or obligated for redevelopment activities, as provided by the Act, to assist such taxing districts in 
paying the costs for any increased services. 

Any swplus Special Tax Allocation Funds, to the extent any swplus exists, will be 
proportionately shared, based on the appropriate tax rates for a given year, with the various 
taxing districts, including the City, after all TIF eligible costs either expended or incurred as an 
obligation by the City have been duly accounted for through administration of the Special Tax 
Allocation Fund to be established by the City as provided by the Act. The exception to this 
provision will be to the extent that the City utilizes TIF funding to assist in the redevelopment of 
residential units with the impact described above to the Elmhurst Community Unit School 
District 205 (District 205). In such cases, the City will provide funds to offset the costs incurred 
by District 205 in the manner prescribed by 65 ILCS Section 5/11-74.4.3(q)(7.5) of the Act. 
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V. TIF QUALIFICATION FACTORS EXISTING IN THE REDEVELOPMENT 
PROJECT AREA 

A. Findings 

The RP A was studied to detennine its qualifications under the Tax Increment AJlocation 
Redevelopment Act. It was detennined that the area as a whole qualifies as a TIF District under 
Illinois law based upon conservation area factors . Refer to the Qualification Report, (Exhibit 3) 
which is attached as part of this plan. 

B. Eligibility Survey 

The RP A was evaluated, from time to time, over a period from October of 2011 through 
the date of this Redevelopment Plan and Project by representatives of KMA. Analysis was aided 
by certain reports obtained from the City of Elmhurst and other sources. In KMA' s evaluation, 
only information was recorded which would directly aid in the detennination of eligibility for the 
proposed North York Street Redevelopment Project Area. 
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VI. HOUSING IMP ACT STUDY FINDINGS IN THE REDEVELOPMENT PROJECT 
AREA 

Findings 

The RP A was studied in order to determine if a housing impact study would need to be 
conducted pursuant to the TIF Act. The City has found that the area will not displace ten (1 0) or 
more residents and that the RP A .contains less than seventy-five (75) inhabited residential units, 
thus a housing impact study is not required to be completed. If at a later date, the City does 
decide to dislocate more than ten (I 0) units or add seventy-five (75) or more inhabited residential 
units as part of an amendment, then the City must complete a housing impact study. 
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VII. REDEVELOPMENT PROJECT 

A. Redevelopment Plan and ProJect Objectives 

The City proposes to realize its goals and objectives of encouraging the redevelopment of 
the RP A and encouraging private investment through public finance techniques including,, but 
not limited to, Tax Increment Financing: 

1) By implementing a plan that provides for the retention and expansion of existing 
businesses, and the attraction of users to redevelop existing light industrial and 
commercial structures, as well as vacant parcels that are, or may become 
available, within the RP A. 

2) By constructing public improvements which may include (if necessary): 

1. Street and sidewalk improvements (including new street construction and 
widening of current streets); 

u. Utility improvements (including, but not limited to, water, stormwater 
management, flood control and sanitary sewer projects consisting of 
construction and rehabilitation); 

111. Signalization, traffic control and lighting; 
iv. ·Off-street parking (if applicable); 
v. landscaping and beautification; and 
vi. Public facilities 

3) By entering into redevelopment agreements with deve)opers for qualified 
redevelopment projects, including (but not limited to) the provision of an interest 
rate subsidy as allowed under the Act. 

4) By providing for land assembly, site preparation, environmental remediation (if 
necessary), clearance, and demolition, including grading and excavation. 

5) By the redevelopment of certain buildings through necessary rehabilitation and 
improvement of structures. 

6) By exploring and reviewing job training programs in coordination with any City, 
federal, state, and county programs. 

7) By entering into agreements with other public bodies for the development or 
construction of public facilities and infrastructure. 
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B. Redevelopment Activities 

Pursuant to .the foregoing objectives, the City will implement a coordinated program of 
actions, including, but not limited to, site preparation, clearance, acquisition, demolition, 
provision of public infrastructure and related public improvements, and rehabilitation of 
structures, if necessary. 

Site Preparation. Clearance. and Demolition 

Property within the RP A may be acquired and improved through the use of site clearance, 
excavation, environmental remediation or demolition prior to redevelopment. The land 
may also be graded and cleared prior to redevelopment. 

Land Assembly and Relocation 

Certain properties or interests in properties in the RP A may be acquired by purchase or 
the exercise of eminent domain. Properties owned or acquired by the City may be 
assembled and reconfigured into appropriate redevelopment sites. It is expected that the 
City would facilitate private acquisition through reimbursement of acquisition and related 
costs through the write-down of its acquisition costs. Such land may be held or disposed 
of by the City on terms appropriate for public or private development, including the 
acquisition of land needed for construction of public facilities or improvements. 
Relocation activities may also be undertaken by the City. 

Public hnprovements 

The City may, but is not required to provide, public improvements in the RP A to enhance 
the immediate area and support the Redevelopment Plan and Project. Appropriate public 
improvements may include, but are not limited to: 

• Improvements and/or construction of public utilities including extension of water 
mains as well as flood control and sanitary and stonn sewer systems; 

• Beautification, identification makers, landscaping, lighting, and signage of public 
right-of-ways; and 

• Construction of new (or rehabilitation of existing) public facilities to allow for the 
redevelopment of the existing _sites for new mixed use or retail/commercial uses. 

Rehabilitation 

The City may provide for the rehabilitation of certain structures within the RP A in order 
to provide for the redevelopment of the area and conformance to City code provisions. 
Improvements may include exterior and facade related work as well as interior related 
work. 
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Interest Rate Write·Down 

The City may enter into agreements with owners/developers whereby a portion of the 
interest cost of a construction, renovation or rehabilitation project is paid for on annual 
basis out of the Special Tax Allocation fund of the RP A, in accordance with the Act. 

Job Training 

The City may assist facilities and enterprises located within the RP A in obtaining job 
training assistance. Job training and retraining programs currently available from or 
through other governments include, but are not limited to: 

• Federal programs; 

• State of lllinois programs; 

• Applicable local vocational educational programs, including 
community college sponsored programs; 

• Other federal, state, county or non-profit programs that are currently 
available or will be developed and initiated over time. 

C. General Land Use Plan 

Existing land use generally consists of a mix of primarily industrial and commercial uses, 
and limited institutional and residential uses. Existing and proposed land uses are shown in 
Exhibits 4 and 5 attached hereto and made a part of this Plan. The proposed land uses will 
conform to the City's Comprehensive Plan (including any amendments thereto). 

D. Additional Design and Control Standards for Community Development in the City 
of Elmhurst 

The appropriate design controls, as set forth in the City's Comprehensive Plan, Zoning 
Ordinance and Building Codes (including any amendments thereto) shall apply to the RP A. 

E. Estimated Redevelopment Profect Costs 

Redevelopment project costs mean and include the sum total of all reasonable or 
necessary costs incurred or estimated to be incurred, as provided in the Act, and any such costs 
incidental to this Redevelopment Plan and Project. Private investments, which supplement 
' 'Redevelopment Project Costs", are expected to substantially exceed such Redevelopment 
Project Costs. Eligible costs permitted under the Act which may be pertinent to this 
Redevelopment Plan and Project include: 

1. Costs of studies and surveys, development of plans and specifications, 
implementation and administration of the redevelopment plan including, but not 
limited to, staff and professional service costs for architectural, engineering, legal, 
marketing, fmancial, planning, or other special services, provided, however, that 

Redevelopment Plan and Project· North York Street TIF District 
City of Elmhurst, Illinois 14 



no charges for professional services may be based on a percentage of the tax 
increment collected; except that after November I, 1999, no contracts for 
professional services, excluding architectural and engineering services, may be 
entered into if the terms of the contract extend beyond a period of three (3) years. 
In addition, "redevelopment project costs" shall not include lobbying expenses; 

1.1 After July 1,1999, annual administrative costs shall not include general 
overhead or administrative costs of the municipality that would still have 
been incurred by the municipality if the municipality had not designated a 
redevelopment area or approved a redevelopment plan; 

2. The cost of marketing sites within the redevelopment project area to prospective 
businesses, developers, and investors; 

3. Property assembly costs, including, but not limited to, acquisition of land and 
other property, real or personal, or rights or interest therein, demolition of 
buildings, site preparation, site improvements that serve as an engineered barrier 
addressing ground level or below ground environmental contamination, including, 
but not limited to, parking lots and other concrete or asphalt barriers, and the 
clearing and grading of land; 

4. Costs of rehabilitation, recons1ruction or repair or remodeling of existing public or 
private buildings, fixtures and leasehold improvements; and the costs of replacing 
.an existing public building if pursuant to the implementation of a redevelopment 
project the existing public building is to be demolished to use the site for private 
investment or devoted to a different use requiring private investment; including 
any direct or indirect costs relating · to Green Globes or LEED certified 
construction elements or construction elements with an equivalent certification; 

5. Costs of the construction of public works or improvements, including any direct 
or indirect costs relating to Green Globes or LEED certified construction elements 
or construction elements with an equivalent certification, except that on and after 
Nov~mber, 1, 1999 redevelopment project costs shall not include the cost of 
constructing a new municipal public building principally used to provide offices, 
storage space, or conference facilities or vehicle storage, maintenance, or repair 
for administrative, public safety, or public works personnel and that is not 
intended to replace an existing public building as provided under paragraph (3) of 
subsection (q) of Section 11~74.4-3 unless either (i) the cons1ruction of the new 
municipal building implements a redevelopment project that was included in a 
redevelopment plan that was adopted by the municipality prior to the effective 
date of this amendatory Act ·of the 91st General Assembly or (ii) the municipality 
makes a reasonable detennination in the redevelopment plan, supported by 
information that provided that basis for that determination, that the new municipal 
building is required to meet an increase in the need for public safety purposes 
anticipated to result from the implementation of the redevelopment plan; 
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6. Costs of job training and retraining projects inc1uding the costs of 'welfare to 
work" programs implemented by businesses located within the redevelopment 
project area; 

7. Financing costs, including but not limited to all necessary and incidental expenses 
related to the issuance of obligations and which may include payment of interest 
on any obligations issued pursuant to the Act accruing during the estimated period 
of construction of any redevelopment pr<,>ject for which such obligations are 
issued and for not exceeding 36 months thereafter and including reasonable 
reserves related thereto; 

8. To the extent the municipality by written agreement accepts and approves the 
same, all or a portion of a taxing district's capital (and additional student tuition) 
costs resulting from the redevelopment project necessarily incurred or to be 
incurred within a taxing district in furtherance of the objectives of the 
redevelopment plan and project; 

9. For redevelopment project areas designated (or redevelopment project areas 
amended to add or increase the number of tax-increment-financing assisted 
housing units) on or after November 1, 1999 an elementary, secondary, or unit 
school district's increased costs attributable to assisted housing units located 
within the redevelopment project area for which the developer or redeveloper 
receives financial assistance through an agreement with the municipality or 
because the municipality incurs the cost of necessary infrastructure improvements 
within the boundaries of the assisted housing sites necessary for the completion of 
that housing as authorized by .the Act, and which costs shall be paid by the 
municipality from the Special Tax Allocation Fund when the tax increment 
revenue is received as a result of the assisted housing units and shall be calculated 
annually as follows: 

a) for foundation districts, excluding any school district in a municipality 
with a population in excess of I ,000,000, by multiplying the district's 
increase in attendance resulting from the net increase in new students 
enrolled in that school district who reside in housing units within the 
redevelopment project area that have received financial assistance through 
an agreement with the muriicipality or because the municipality incurs the 
cost of necessary infrastructure improvements within the boundaries of the 
housing sites necessary for the completion of that housing as authorized 
by the Act since the designation of the redevelopment project area by the 
most recently available per capita tuition cost as defmed in Section 10-
20.12a of the School Code less any increase in general State aid as defined 
in Section 18-8.05 of the School Code attributable to these added new 
students subject to the following annual limitations: 
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(i) for unit school districts with a district average 1995·96 Per Capita 
Tuition Charge of less than $5,900, no more than 25% of the total 
amount of property tax increment revenue produced by those 
housing units that have received tax increment fmance assistance 
under this Act; 

(ii) for elementary school districts with a district average 1995-96 Per 
Capita Tuition Charge of less than $5,900, no more than 17% of 
the total amount of property tax increment revenue produced by 
those housing units that have received tax increment finance 
assistance under this Act; and 

(iii) for secondary school districts with a district average 1995-96 Per 
Capita Tuition Charge of less than $5,900, no more than 8% ofthe 
total amount of property tax increment revenue produced by those 
housing units that have received tax increment fmance assistance 
under this Act. 

b) For alternate method districts,. flat grant districts, and foundation districts 
with a district average 1995-96 Per Capita Tuition charge equal to or more 
than $5,900, excluding any school district with a population in excess ·Of 
1,000,000, by multiplying the district's increase in attendance resulting 
from the net increase in new students enrolled in that school district who 
reside in housing units within the redevelopment project area that have 
received fmancial assistance through an agreement with the municipality 
or because the municipality incurs the cost of necessary infrastructure 
improvements within the boundaries of the housing sites necessary for the 
completion of that housing as authorized by the Act since the designation 
of the redevelopment project area by the most recently available per capita 
tuition cost as defined in Section 10-20.12a of the School Code less any 
increase in general state aid as defined in Section 18-8.05 of the School 
Code attributable to these added new students subject to the following 
annual limitations: 

(i) for unit school district, no more than 40% of the total amount of 
property tax increment revenue produced by those housing units 
that have received tax increment fmance assistance under this Act; 

(ii) for elementary school -district, no more than 27% of the total 
amount of property tax increment revenue produced by those 
housing units that have received tax increment fmance assistance 
under this Act; and 

(iii) for secondary school districts, no more than 13% of the total 
amount of property tax increment revenue produced by those 
housing units that have received tax increment finance assistance 
under the Act. 
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c) Any school district in a municipality with a population of I ,000,000, 
additional restrictions apply. 

Any school district seeking payment shall, after July 1 and before 
September 30 of each year, provide the municipality with reasonable 
evidence to support its claim for reimbursement before the municipality 
shall be required to approve or make the payment .to the school district. If 
the school district fails to provide the information during this period in any 
year, it shall forfeit any claim to reimbursement for that year. School 
districts may adopt a resolution waiving the right to all or a portion of the 
reimbursement otherwise required by the Act. By acceptance of this 
reimbursement the school district waives the right to directly or indirectly 
set aside, modify, or contest in any manner the establishment of the 
redevelopment project area or projects; 

10. For redevelopment project areas designated (or redevelopment project areas 
amended to add or increase the number of tax-increment-financing assisted 
housing units) on or after: January 1, 2005, a public library district's increased 
costs attributable to assisted housing units located within the redevelopment 
project area for wruch the developer or redeveloper receives· fmancial assistance 
through an agreement with the municipality or because the municipality incurs the 
cost of necessary infrastructure improvements witrun the boundaries of the 
assisted housing sites necessary for the completion of that housing as authorized 
by trus Act shall be paid to the library district by the municipality from the 
Special Tax Allocation Fund when the tax increment revenue is received as a 
result of the assisted housing units. Trus paragraph applies only if (i) the library is 
located in a county that is subject to the Property Tax Extension Limitation Law 
or (ii) the library district is not located in a county that is subject to the Property 
Tax Extension Limitation Law but the district is prorubited by any other law from 
increasing its tax levy rate without a prior. voter referendum. 

The amount paid to a library district under this paragraph shall be calculated by 
multiplying (i) the net increase in the number of persons eligible to obtain a 
library card in that district who reside in housing units within the redevelopment 
project area that have received fmancial assistance through an agreement with the 
municipality or because the municipality incurs the cost of necessary 
infrastructure improvements within the boundaries of the housing sites necessary 
for the completion of that housing as authorized by this Act since the designation 
of the redevelopment project area by (ii) the per-patron cost of providing library. 
services so long as it does not exceed $120. The per-patron cost shall be the Total 
Operating Expenditures Per Capita as stated in the most recent Illinois Public 
Library Statistics produced by the Library Research Center at the University of 
Tllinois. The municipality may deduct from the amount that it must pay to a 
library district under tllls paragraph any amount that it has voluntarily paid to the 
library district from the tax increment revenue. The amount paid to a library 
district under this paragraph shall be no more than 2% of the amount produced by 
the assisted housing units and deposited into the Special Allocation Fund. 
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A library district is not eligible for any payment under this paragraph unless the 
library district has experienced an increase in the number of patrons from the 
municipality that created the tax-increment-fmancing district since the designation 
of the redevelopment project area. 

Any library district seeking payment under this paragraph shall, after July 1 and 
before September 30 of each year, provide the municipality with convincing 
evidence to support its claim for reimbursement before the municipality shall be 
required to approve or make the payment to the library district. If the library 
district fails to provide the information during this period in any year, it shall 
forfeit any claim to ~eimbursement for that year. Library districts may adopt a 
resolution waiving the right to all or a portion of the reimbursement otherwise 
required by this paragraph. By acceptance of such reimbursement, the library 
district shall forfeit any right to directly or indirectly set aside, modify, or contest 
in any manner whatsoever the establishment of the redevelopment project area or 
projects; 

11. Relocation costs to the extent that the City determines that relocation costs shall 
be paid or is required to make payment of relocation costs by federal or state law; 

12. Payment in lieu of taxes; 

13. Costs of job training, advanced vocational education or career education, 
including but not limited to courses in occupational, semi-technical or technical 
fields leading directly to employment, incurred by one or more taxing districts, 
provided that such costs (i) are related to the establishment and maintenance of 
additional job training, advanced vocational education or career education 
programs for persons employed or to be employed by employers located in the 
redevelopment project area; and (ii) when incurred by a taxing district or taxing 
districts other than the City, are set forth in a written agreement by or among the 
City and the taxing district or taxing districts, which agreement describes the 
program to be undertaken, including but not limited to the number of employees 
to be trained, a description of the training and services to be provided, the number 
and type of positions available or to be available, itemized costs of the program 
and sources of funds to pay for the same, and the tenn of agreement. Such costs 
include, specifically, the payment by community college districts of costs 
pursuant to Section 3-37, 3-38, 3-40 and 3-40.1 of the Public Community College 
Act and by school districts of costs pursuant to Section 1 0-22.20a and 10-23 .3a of 
the School Code; 

14. Interest costs incurred by a redeveloper related to the construction, renovation or 
rehabilitation of a redevelopment project provided that: 

a) such costs are to be paid directly from the Special Tax Allocation Fund 
established pursuant to the Act; 
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b) such payments in any one-year may not exceed 30% of the annual interest 
costs incurred by the developer with regard to the redevelopment project 
during that year; 

c) if there are not sufficient funds available in the Special Tax Allocation 
Fund to make the payment pursuant to this paragraph then the amounts so 
due shall accrue and be payable when sufficient funds are available in the 
Special Tax Allocation Fund; 

d) the total of such interest payments paid pursuant to the Act may not 
exceed 30% of the total (i) cost paid or incurred by the redeveloper for the 
redevelopment project plus (ii) redevelopment project costs excluding any 
property assembly costs and any relocation costs incurred by a 
municipality pursuant to the Act; 

e) the cost limits set forth in subparagraphs (b) and (d) shall be modified for 
the fmancing of rehabilitated or new housing units for low-income 
households and very low-income households, as defined in Section 3 of 
the lilinois Affordable Housing Act and the percentage of 75% shall be 
substituted for 30% in subparagraphs (b) and (d); 

f) Instead of the eligible costs provided by subparagraphs (b) and (d), as 
modified by this subparagraph, and notwithstanding any other provisions 
of the Act to the contrary, the municipality may pay from tax increment 
revenues up to 50% of the cost of construction of new housing units to be 
occupied by low-income households and very low-income households as 
defined in Section 3 of the lllinois Affordable Housing Act. The cost of 
construction of those units may be derived from the proceeds of bonds 
issued by the municipality under the Act or other constitutional or 
statutory authority or from other sources of municipal revenue that may be 
reimbursed from tax increment revenues or the proceeds of bonds issued 
to fmance the construction of that housing. The eligible costs provided 
under this subparagraph (f) shall be an eligible cost for the construction, 
renovation, and rehabilitation of all low and very low-income housing 
units, as defined in Section 3 of the Illinois Affordable Housing Act,. 
within the redevelopment project area. If the low and very low-income 
units are part of a residential redevelopment project that includes units not 
affordable to low and very low-income households, only the low and very 
low-income units shall be eligible for benefits under subparagraph (f). 

The standards for maintaining the occupancy by low-income households 
and very low-income households, as defined in Section 3 of the lllinois 
Affordable Housing Act, of those units constructed with eligible costs 
made available under the provisions of this subparagraph (f) shall be 
established by guidelines adopted by the municipality. The responsibility 
for annually documenting the initial occupancy of the units by low-income 
households and very low-income households, as defined in Section 3 of 
the Illinois Affordable Housing Act, shall be that of the then current owner 
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of the property. For ownership units, the guidelines will provide, at a 
minimum, for a reasonable recapture of funds, or other appropriate 
methods designed to preserve the original affordability of the ·ownership 
units. For rental units, the guidelines will provide, at a minimum, for the 
affordability of rent to low and very low-income households. As units 
become available, they shall be rented to income-eligible tenants. The 
municipality may modify these guidelines from time to time; .the 
guidelines, however, shall be in effect for as long as tax increment revenue 
is being used to pay for costs associated with the units or for the retirement 
of bonds issued to finance the units ·Or for the life of the redevelopment 
project area, whichever is later; 

15. If the redevelopment project area is located within a municipality with a 
population of more than 1 00,000, the cost of day care services for children of 
employees from low-income families working for businesses located within the 
redevelopment project area and all or a portion of the cost of operation of day care 
centers established by .redevelopment project area businesses to serve employees 
from low-income families working in businesses located in the redevelopment 
project area. For the purposes of this paragraph, "low-income families" means 
families whose annual income does not exceed 80% of the municipal, county, or 
regional median income, adjusted for . family size, as the annual income and 
municipal, county or regional median income are determined from time to time by 
the United States Department of Housing and Urban Development. 

16. Unless explicitly stated herein the costs of construction of new privately owned 
buildings shall not be an eligible redevelopment project cost; 

17. After November 1, 1999, none of the redevelopment project costs enumerated in 
this subsection shall be eligible redevelopment projects if those costs would 
provide direct financial support to a retail entity initiating operations in the 
redevelopment project area while terminating operations at another lilinois 
location within 10 miles of the redevelopment project area but outside the 
boundaries of the redevelopment project area municipality. For pwposes of this 
paragraph, termination means a closing of a retail operation that is directly related 
to the opening of the same operation or like retail entity owned or operated 'by 
more than 50% of the original ownership in a redevelopment project area, but it 
does not mean closing an operation for reasons beyond the control of the retail 
entity, as documented by the retail entity, subject to a reasonable fmding by the 
municipality that the current location contained inadequate space, has become 
economically obsolete, or was no longer a viable location for the retailer or 
serviceman; 

18. No cost shall be a redevelopment project cost in a redevelopment project area if 
used to demolish, remove, or substantially modify a historic resource, after 
August 26, 2008, unless no prudent and feasible alternative exists. "Historic 
Resource" means (i) a place or structure that is included or eligible for inclusion 
on the National Register of Historic Places or (ii) a contributing structure in a 
district on the National Register of Historic Places. This restriction does not apply 
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to a place or structure for which demolition, removal, or modification is subject to 
review by the preservation agency of a Certified Local Government designated as 
such by the National Park Service of the United States Department of the Interior. 

If a special service area has been established pursuant to the Special Service Area 
Tax Act or Special Service Area Tax Law, then any tax incremental revenues 
derived from the tax imposed pursuant to Special Service Area Tax Act or Special 
Service Area Tax Law may be used within the redevelopment project area for the 
pwposes permitted by that Act or Law as well as the purposes pennitted by the 
TIF Act. 

Estimated costs are shown on the next page. Adjustments to these cost items may be 
made without amendment to the Redevelopment Plan and Project. 
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CITY OF EL:MHURST 
NORTH YORK STREET REDEVELOPMENT PROJECT 

ESTIMATED PROJECT COSTS 

Program Actions/hnprovements 

1. Land Acquisition, Assembly Costs and 
Relocation Costs 

2. Demolition, Site Preparation, Environmental Cleanup 
and Related Costs 

3. Utility Improvements including, but not limited to 
water system, stormlflood control system, sanitary sewers 
and road and rights-of-way improvements 

4 . Public facilities (inclusive of approved capital costs for 
City and other tax districts) 

5. Rehabilitation Programs 

6. Interest Costs Pursuant to the Act 

7. Planning, Legal, Engineering, Administrative and 
Other Professional Service Costs 

8. Job Training 

9. Potential Tuition Costs Pursuant to the Act 

TOTAL ESTIMATED PROJECT COSTS 

Estimated Costs fA) 

$15,000,000 

15,000,000 

19,500,000 

15,000,000 

7,500,000 

2,500,000 

11,625,000 

1,000,000 

$2,000,000 I 

$89,125,000 

(A) All project cost estimates are in year 2012 dollars. In addition to the above stated costs, 
any bonds issued to finance a phase of the Project may include an amount sufficient to 
pay customary and reasonable charges associated with the issuance of such obligations as 
well as to provide for capitalized interest and reasonably required reserves. Adjustments 
to the estimated line item costs above are expected. Each individual project cost wilJ be 
reevaluated in light of the projected private development and resulting tax revenues as it 
is considered for public fmancing under the provisions of the Act. The line item amounts 
set forth above are not intended to place a not to exceed limit on the described 
expenditures as the specific items listed above are not intended to preclude payment of 
other eligible redevelopment project costs in connection with the redevelopment of the 
RP A, provided the amount of payments for the Total Estimated Project Costs shall not 
exceed the combined overall budget amount shown above. Adjustments may be made in 
line items within the total, either increasing or decreasing line item costs for 
redevelopment. 

·I See Section Vll, sub~paragraph E9. 
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Pursuant to the Act, the City may utilize net incremental property tax revenues received 
from other existing or future contiguous redevelopment project areas ·to pay eligible 
redevelopment project costs or obligations issued to pay .such costs in the North York Street 
Redevelopment Project Area, and vice versa. 

F. Sources of Funds to Pay Redevelopment Project Costs Eligible Under Illinois TIF 
A£! 

Funds necessary to pay for public improvements and other project costs eligible under the 
Act are to be derived principally from property tax increment revenues, proceeds from municipal 
obligations to be retired primarily with tax increment revenues and interest earned on resources 
available but not immediately needed for the Redevelopment Plan and Project. 

"Redevelopment Project Costs" specifically contemplate those eligible costs set forth in 
the Act and do not contemplate the preponderance of the costs to redevelop the area . The 
majority of development costs will be privately financed, and TIF or other public sources are to 
be used, subject to approval by the City Council, only to leverage and commit private 
redevelopment activity. 

The tax increment revenues, which will be used to pay debt service on the municipal 
obligations, if any, and to directly pay redevelopment project costs, shall be the incremental 
increase in property taxes attributable to the increase in the equalized assessed value of each 
taxable lot, block, tract or parcel of real property in the RP A over and above the initial equalized 
assessed value of each such lot, block, tract or parcel in the RP A in the 2011 tax year for the 
RPA. 

Among the other sources of funds which may be used to pay for redevelopment project 
costs and debt service on municipal ·obligations issued to finance project costs are the following: 
certain local sales or utility taxes, special service area taxes, the proceeds of property sales, 
certain land lease payments, certain Motor Fuel Tax revenues, certain state and federal grants or 
loans, certain investment income, and such other sources of funds and revenues as the City may 
from time to time deem appropriate. 

The Redevelopment Project Area would not reasonably be expected to be developed in a 
coordinated· manner without the use of the incremental revenues provided by the Act. 

The City may also direct incremental revenues from the North York Street 
Redevelopment Project Area to any existing or future contiguous redevelopment project areas for 
redevelopment activities in confonnance with the provisions of the Act and it may also receive 
incremental revenues from any existing or future contiguous redevelopment project areas in 
order to further the redevelopment activities described in this Plan. 
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G. Nature and Term of Obligations to be Issued 

The City may issue obligations secured by the Special Tax Allocation Fund established 
for the North York Street Redevelopment Project Area pursuant to the Act or such other funds as 
are available to the City by virtue of its home rule powers pursuant to the Illinois State 
ConstitUtion. 

Any and/or all obligations issued by the City pursuant to this Redevelopment Plan and 
Project and the Act shall be retired not more than twenty·three (23) years after the year of 
adoption of the ordinance approving the North York Street Redevelopment Project Area. 
However, the final maturity date of any obligations issued pursuant to the Act may not be later 
than twenty (20) years from their respective date of issuance. One or more series of obligations 
may be issued from time to time in order to implement this Redevelopment Plan and Project. 
The total principal and interest payable in any year on all obligations shall not exceed the amount 
available in that year or projected to be available in that year, may be payable from tax increment 
revenues and from bond sinking funds, capitalized interest, debt service reserve funds, and all 
other sources of funds as may be provided by ordinance. 

Those revenues not required for principal and interest payments, for required reserves, for 
bond sinking funds, for redevelopmen.t project costs, for early retirement of outstanding 
securities, and to facilitate the economical issuance of additional bonds necessary to accomplish 
the Redevelopment Plan and Project, may be declared surplus and shall then become available 
for distribution annually to taxing districts overlapping the RP A in the manner provided by the 
Act. 

Such ·securities may be issued on either a taxable or tax·exempt basis, as general 
obligation or revenue bonds, with either fixed rate or floating interest rates; with or without 
capitalized interest; with or without deferred principal retirement; with or without interest rate 
limits except as limited by law; and with or without redemption provisions, and on such other 
terms, all as the City may determine. 

H. Most Recent Equalized Assessed Valuation <EAV> of Properties in the 
Redevelopment Project Area 

The most recent estimate of equalized assessed valuation (EA V) for tax year 2011 of the 
property within the RPA is approximately $31,933,850. 

I. Anticipated Equalized Assessed Valuation <EAV> 

Upon completion of the anticipated private development of the North York Street 
Redevelopment Project Area over a twenty·three (23) year period, it is estimated that the 
equalized assessed valuation (EA V) of the property within the North York Street Redevelopment 
Project Area will be within a range of approximately $1 05 million to $ 150 million. 
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VIII. DESCRIPTION AND SCHEDULING OF REDEVELOPMENT PROJECT 

A. Redevelopment Protect 

An implementation strategy will be employed with full consideration given to the 
availability of both public and private funding. It is anticipated that a phased redevelopment will 
be undertaken. 

The Redevelopment Project will begin as soon as the private entities have obtained 
financing approvals for appropriate projects and such uses conform to the City's Comprehensive 
Plan (including any amendments thereto) . Depending upon the scope of the development as well 
as the actual uses, the following activities may be included in each phase: 

Land Assembly: Certain properties in the RP A may be acquired and assembled into an 
appropriate redevelopment site. 

Demolition and Site Preparation: The existing improvements located within the RP A 
may have to be reconfigured or prepared to accommodate new uses or expansion plans. 
Demolition of certain parcels may be necessary for future projects. Additionally, the 
redevelopment plan contemplates .site preparation, or other requirements necessary to 
prepare the site for desired redevelopment projects. 

Rehabilitation: The City may assist in the rehabilitation of private or public facilities, 
buildings or site improvements located 'within the RP A 

Landscaping/Buffering/Streetscaping: The City may fund certain landscaping projects, 
which serve to beautify public properties or rights~of~way and provide buffering between 
land uses. 

Water. Sanitary Sewer. Storm Sewer and Other Utilitv hnprovements: Certain utilities 
may be extended or re~routed to serve or accommodate the new development. Upgrading 
of existing utilities may be undertaken. The provision of necessary detention or retention 
ponds may also be undertaken by the City. Utility services may also be provided or 
relocated in order to accommodate the renovation or expansion of buildings. 

Public Infrastructure/Facility Improvements: Widening of existing road improvements 
and/or vacation of roads may be undertaken by the City. Certain secondary streets/roads 
may be extended or constructed. Related curb, gutter, and paving improvements could 
also be constructed as needed. Public facilities including parking areas may be 
constructed that would be available to the general public. 

Utility services may also be provided or relocated in order to accommodate the 
renovation or expansion of buildings. 

Traffic Control/Signalization: Traffic control or signalization improvements that improve 
access to the RP A and enhance its redevelopment may be constructed. 
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Public Safety Related Infrastructure: Certain public safety improvements including, but 
not limited to, public signage, public facilities, and streetlights may be constructed or 
·implemented. 

Interest Costs Coverage: The City may fund certain interest costs incurred by a 
developer for construction, renovation or rehabilitation of a redevelopment project. Such 
funding would be paid for out of annual tax increment revenue generated from the RP A 
as allowed under the Act. 

Professional Services: The City may fund necessary planning, legal, engineering, 
administrative and financing costs during project implementation. The City may 
reimburse itself from annual tax increment revenue if available. 

Potential Pavments to School or Library Districts: The City may fund payments to 
School District 205 pursuant to the provisions of the Act. 

B. Commitment to Fair Employment Practices and Affirmative Action 

As part of any Redevelopment Agreement entered into by the City and any private 
developers, both will agree to establish and implement an honorable, progressive, and goal
.oriented affirmative action program that serves appropriate sectors of the City. The program will 
conform to the most recent City policies and plans. 

With respect to the public/private development's internal operations, both entities will 
pursue employment practices, which provide equal <>pportunity to all people regardless of sex, 
color, race or creed. Neither party will discriminate against any employee or applicant because 
of sex, marital status, national origin, age, or · the presence of physical handicaps. These 
nondiscriminatory practices will apply to all areas of employment, including: hiring, upgrading 
and promotions, terminations, compensation, benefit programs and education opportunities. 

All those involved with employment activities will be responsible for conformance to this 
policy and the compliance requirements of applicable state and federal regulations. 

The City and private developers will adopt a policy of equal employment opportunity and 
will include or require the inclusion of this statement in ·all contracts and subcontracts at any 
level. Additionally, any public/private entities will seek to ensure and maintain a working 
environment free of harassment, intimidation, and coercion at all sites, and in all facilities at 
which all employees are assigned to work. It shall be specifically ensured that all on-site 
supervisory personnel are aware of and carry out the obligation to maintain such a working 
environment, with specific attention to minority and/or female individuals. 

Finally, the entities will utilize affnmative action to ensure that business opportunities are 
provided and that job applicants are employed and treated in a nondiscriminatory manner. 
Underlying this policy is the recognition by the entities that successful affirmative action 
programs are important to the continued growth and vitality of the community. 
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C. Completion of Redevelopment Project and Retirement of Obligations to Finance 
Redevelopment costs 

This Redevelopment Project and retirement of all obligations to fmance redevelopment 
costs will be completed within twenty-three (23) calendar years after the year of adoption of an 
ordinance designating the North York Street Redevelopment Project Area. The actual date for 
such completion and retirement of obligations shall not be later than December 31 of the year in 
which the payment to the municipal treasurer pursuant to the Act is to be made with respect to ad 
valorem taxes levied in the twenty~third calendar year after the year of the initial adoption of the 
ordinance approving the RP A. 
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IX. PROVISIONS FOR AMENDING THE TAX INCREMENT REDEVELOPMENT 
PLAN AND PROJECT 

This Redevelopment Plan and Project may be amended pursuant to the provisions of the 
Act. 

S:\Ciient Folders\Eimhurst\North York TIF\Reports\Redevelopment Plan\Final Redevelopment Plan 08.28.12.docx 
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EXHIBITB 

LEGAL DESCRIPTION 



Elmhurst North York Street TIF Legal .Description 

That part of Sections 25, 26, 35 and 36 of Township 40 North, Range 11, East of the Third Principal 
Meridian and ·sections 1 and 2 of Township 39 North, Range 11, East of the Third Principal Meridian 
described as commencing at the Intersection of the Northerly· corporate boundary of Elmhurst, said 
Northerly boundary being·the centerline of Grand Avenue, with the Westerly lot line, extended north, of 
Lot 75 In El.mhurst Industrial Park Unit No. 2, recorded as Document R65-24614 on July 9, 1965; for .a 
place of beginning, thence Easterly along said centerline of Grand Avenue to the Easterly right-of-way 
line of York Street, thence Southerly along said Easterly right-of-way line to the North line of Lot 2 of 
York Gardens, recorded as Document 456519 on December 3, 1943, thence Easterly along said North lot 
line to the East line of said Lot 2, thence Southerly along said East line to the Northwest corner of Lot 11 
in Block 3 of Country Club Highlands Subdivision Unit 3, recorded as Document 877616 on April 25, 
1958, thence Southeasterly along the Northerly line of said Lot 11, extended, to the Easterly right-of
way line of Wilson Street, thence Southwesterly along said Easterly right-of-way line to its Intersection 
with the North line, extended Easterly, of Lots 12 through 24, inclusive, In Block 3 of said Country Club 
Highlands Subdivision Unit 3, thence Westerly along said North line to the West Line of said Lot 24, 
thence Southerly along said West tine., extended, to the South line of Lot 4 In said York Gardens, thence 
Westerly along said South line to the Easterly right-of-way line of York .Street, thence Southerly along 
said Easterly right-of-way to the South lot line of York Meadows Condominiums, recorded as Document 
RB0-05482 on January 22, 1980, thence Easterly along said South lot line to the East lot line, extended 
Northerly, of Lot 20 In Block 12 of H.O. Stone and Co.'s Elmhurst Addition, recorded as Document 
161539 on December 20, 1922, thence Southerly along said East lot line, extended, to the South lot line 
of.lot 10 in Block 37 of said H.O. Stone and Co.'s Elmhurst Addition, said South lot llfle being the North 
right-of-way of Crestview Avenue, thence Easterly along said North right-of-way line to the East right-of
way line of Michigan Street, thence Southerly along said East right-of-way line to the South lot line of Lot 
15 in Block 54 of said H.O. Stone and Co.'s Elmhurst Addition, thence generally Westerly along the 
Northerly right-of-way line ·of Interstate 290 to the East right-of-way line of York Street, thence 
Southerly along said East right-of-way line to the Northerly right-of-way .line of lake Street, thence 
Southeasterly along said Northerly right-of-way line to the East right-of-way line, extended Northerly, of 
Elmcrest Avenue, thence Southerly along said East right-of-way line to the North line, extended Easterly, 
of Lot 5 in Block 1 of Robertson's Addition to Elmhurst, recorded as Document 92032 on October 30, 
1907, thence Westerly along said North lot line to the East right-of-way line of York Street, thence 
Southerly along said East right-of-way line 300 feet, thence Easterly 155 feet, thence Northerly 50 feet 
to the North line of lot 7 in Block 1 of said Robertson's Addition to Elmhurst, thence Easterly along said 
lot line, extended, to the East right-of-way line of Elmcrest Avenue, thence Southerly along said East 
right-of-way ffne and right-of-way line extended, to the South right-of-way line of Fremont Avenue, 
thence Westerly along said South r ight-of-way line 120 feet to the west line of the east 25 feet of lot 2 In 
Owners division of Block 2 of Robertsons Addition to Elmhurst, recorded as Document 258941 on June 
4, 1928, thence Southerly along said west line 150 feet to the south lihe of lot 2, , thence Easterly along 
said line 25 feet to the southeast corner of lot 2, thence Southerly 90 feet along the west line of the east 
SO feet of lot 5 to a point on the North line of Robertson's Second Addition to Elmhurst, recorded as 
Document 95683 on January ·20, 1909, said point being 250 feet East of the Northwest corner of said 
Robertson's Second Addition to Elmhurst, thence Westerly along said North line to the East line of Lot 
49 in said Robertson's Second Addition to Elmhurst, thence Southerly along said East lot line, extended, 
to the North line of Paul J. Lowe Resubdivision, recorded as Document R96-024157 on February 14, 
1996, thence Westerly 42 feet to the northwest corner of lot 1, thence Southerly along the west line 165 



feet to the south west corner Jot 1, thence Easterly along south line 92 feet in said Paul' J. lowe 
Resubdlvlslon to the East line of lot 26 in said Robertson's Second Addition to Elmhurst, thence 
Southerly along said lot line 50 feet to the North line of the Resubdivlsion of Robertson's Second 
Addition to Elmhurst, recorded as Document 111786 on April 23, 1913, thence Westerly along said 
North line to the West line of Lot 11 in said Resubdivlslon, thence Southerly along said West line to the 
North right-of-way line of ·Columbia Avenue, thence Southeasterly to the Northwest corner of .Lot 7 in 
said Resubdlvislon, thence Southerly 296.75 feet along the West line of Lots 7 and 8 In said 
Resubdivislon, thence Southeasterly 38.83 feet to a point on the Northerly right-of-way line of North 
Avenue, said point being 22 feet Easterly of the Southwest corner of said lot 8, thence Southeasterly to 
the Northwest corner of lot 30 In Block 1 of Fairview Addition to Elmhurst, recorded as Document 
110851 on February 7, 1913, thence Southerly alol')g the West line of Lots 30 and 29 In said Block 1 to 
the South line, extended Easterly, of Lot 2 In said Block 1 of Fairview Addition, thence Westerly along 
said South line, and South line extended, to the .East right-of-way line of York Street, thence Southerly 
along said East right-of-way line to the North line, extended Easterly, of lot 25 In Hahn's Subdivision, 
recorded as Document 47483 on December 8, 1891, thence Westerly along said North lot line, 
extended, to the West line, extended Southerly, of Lot 16 in said Hahn's Subdivision, thence Northerly 
along said West lot line to the South right-of-way line of Hahn Street, thence Westerly along said South 
right-of-way line, extended, to the West right-of~way line of Addison Avenue, thence Northerly along 
said West right-of-way line to the Northerly right-of-way line of North Avenue, thence Easterly along 
said North right-of-way to the West line of lot 7 in Block 1 of Albert D. Graue's Subdivision of North 
Elmhurst, recorded as Document 86803 on February 23, 1906, thence Northerly along said West line of 
Lot 7, extended, to the South right-of-way line of Fremont Avenue, thence Northwesterly to the 
Southwest corner of Lot 9 In North Elmhurst Third Addition to the Village of Elmhurst, recorded as 
Document 97862 on August 9, 1909, thence Northerly along the west line of Lots 9 and 8 of said North 
Elmhurst Third Addition to the Southwest corner of lot 5 of "County Clerk':; Assessment Division of Lots 
1 and 2 of the Plat of North Elmhurst Third Addition to the Village of Elmhurst", recorded as Document 
233179 on April 8, 1927, thence Northerly along the West line, and West line extended, of lots 1 
through 5, Inclusive, In said County Clerk's Assessment Division to the Northerly right-of-way line of Lake 
Street, thence Southeasterly along said Northerly right-of-way line to the West right-of-way line of York 
Street, thence Northerly along said West right-of-way line to the South line of Elmhurst Industrial Park 
Unit No. 1, recorded as Document R65-2240 on January 22, 1965, thence Westerly along said South line 
to the West line of Lot 7 In said Elmhurst Industrial Park Unit No. 1, thence Northerly along said West lot 
line, extended, to the North right-of-way line of Industrial Drive, thence Easterly along said right-of-way 
line to the East line of Lot 311h said Elmhurst Industrial Park Unit No. 1, thence Northerly along the East 
line of lots 31 and 27 In said Elmhurst Industrial Park Unit No. 1 to the North line of said lot 271 thence 
Westerly along said North line to the East line of Lot 26 in said Elmhurst Industrial Park Unit No. 1, 
thence Northerly along said East line, extended, to the Northeast corner of lot 22 in said Elmhurst 
Industrial Park Unit No. 1, thence Northerly to the Southwest corner of York Grand Estates Unit Number 
One, recorded as Document 426473 on July 23, 1941, thence Northerly along the West line of said Yor.k 
Grand Estates Unit Number One, extended, to the Southwest corner of lot 2 of Klefstad's Elmhurst 
Subdivision, recorded as Document R93-172175 on August 4, 1993, thence Easterly 266.01 feet to the 
Southeast corner of said lot 2, thence continuing Easterly 292.27 feet along the South line of Lot 23 in 
Addison Township Supervisors Assessment Plat No.5, recorded as Document 465944 on August 9, 1944, 
thence Northerly to a point on the South line of Peter's 2"d Subdivision, recorded as Document R69-
11385 on March 18, 1969, thence Westerly along said South line 33 feet, thence Northerly 33.75 feet, 
thence Westerly 134.35 feet to the Southwest corner of said Peter's 2nd Subdivision, thence Northerly 
along the West line of said Subdivision 161.76 feet to the North Line of Peter's Subdivision, recorded as 
Document R68-41940 on September 11, 1968, thence Westerly along said North line 124.78 feet to the 



East line of said Lot 2 in said Klefstad's Elmhurst Subdivision, thence Northerly along said East line of Lot 
2 233.96 feet to the Northeast corner of said Lot, thence West along the North line 277.13 feet to the 
most Westerly East line of Lot 1, thence North along the East line to the Northwest corner of Lot 1, 
thence West along the North line 275 feet to the Southeast corner of Lot 75 In said Elmhurst Industrial 
Park Unit No. 2, thence Westerly on the South line to the Southwest corner of said lot 75, thence 
Northerly along the West line, and West line extended, of said Lot 75 to the place of beginning, all in 
DuPage County, Illinois. 

Revised 06/0l/U 
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I. INTRODUCTION AND BACKGROUND 

In the context of planning for the North York Street proposed Redevelopment Project 
Area (the "RPA", or "Study Area") under the provisions of the Illinois "Tax Increment 
Allocation Redevelopment Act", Ch. 65 ILCS Section 5/1 1 p 74.4-1 et. seq. of the lllinois 
Compiled Statutes, as amended (hereinafter referred to as the "Act"), the City of Elmhurst (the 
"City") has authorized the study of the RP A in its entirety to detennine whether it qualifies for 
consideration as a Tax Increment Financing District (the "TIP" or "TIF District"). Kane, 
McKenna and Associates, Inc. ("KMA") has agreed to undertake the study ofthe RPA. 

The RP A is located in the north central portion of the City and consists priinarily of 
commercial and industrial uses, with limited residential and institutional uses. The RP A is a 
contiguous area the boundaries of which are approximately the parcels on the east and west sides 
of York Street from the alley south of Hahn Street on the South to North A venue on the north. 
The Study Area continues north with frontage parcels located on the east and west sides of York 
Street from North Avenue on the south to Lake Street on the north. The Study Area continues 
north along only the east side of York Street from the north side of the 1-290 right-of way to 
Crestview A venue. At Crestview, the Study Area incorporates parcels on both the east and west 
sides of York street to Wrightwood A venue; at Wrightwood, the Study Area includes parcels 
primarily on the west side of York Street to Grand Ave and four ( 4) Community Unit School 
District 205 parcels on the east side of York Street. In order to maximize lot depth from York 
Street throughout the Study Area, the RP A sometimes incorporates several parcels in addition to 
those fronting York Street and along the south side of Grand A venue a total of 8 lots. west of 
York Street are incorporated into the Study Area. Adjacent rights of way are also included. 

According to the data available from Du Page County, the Addison Township Assessor's 
office, and the York Township Assessor's Office the RPA is approximately one hundred twenty 
seven (127) acres in size excluding rights of way and contains approximately one hundred 
seventy seven (177) parcels including approximately one hundred fourteen (114) buildings with 
approximately twenty three (23) residential units. Sixty eight percent (68%) of the structures 
within the RPA are in excess ofthirty-five (35) years in age. 

The RP A exhibits characteristics of deterioration, vacancies, and obsolescence that are 
often indicative of properties that are extended well into their useful lives. A.s examined in 
November of 2011, approximately nineteen percent (19%) of the total square footage. of existing 
commercial and industrial structures were vacant (210,600 square feet out of 1,074,000 square 
feet) according to data from the Addison Township Assessor's Office and the York Township 
Assessor's Office. Some of these vacancies have existed for several years or more. 

Further, because much of the RP A was developed in an era before the City actively 
practiced modern land use planning, the RP A suffers from adverse impacts associated with a 
lack of community planning and deleterious land use and layout. The RP A did not have the 
benefit, over the last several decades, of developing under · the gliidelines of an economic 
development plan. The high-level of traffic along the North York Street corridor creates 
problematic ingress/egress within the RP A and requires the coordination of future parking needs. 
The RP A is also hindered by a lack of buffering between residential, commercial and industrial 
uses and the lack of modernized site improvements including internal circulation. Both 
conditions are further examples of the detrimental effects ofunguided development. 
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The RP A is also hindered by a Jack of adequately sized commercial lots in relation to 
present day planning standards and by inadequate loading and unloading areas due to the size of 
the lots and the presence of adjacent single family residential Jots. 

Finally, the growth of the equalized assessed valuation (EA V) of all the properties in the 
Study Area was found to lag behind the EA V growth of the remainder of the City for four of the 
last five tax years. The ·qualification factors discussed within this TIF Qualification Report (the 
"Report,) qualify the RP A as a conservation area, as that tenn is hereinafter defined pursuant to 
65 ILCS 5/11-74.4-3 et. ~ .• as amended. 

Many of the surface improvements. within the Study Area were found to have varying 
degrees of deterioration. Sidewalks, streets, driveways, and parking lots exhibited significant 
cracking and uneven surfaces. In addition several buildings exhibited missing or ·cracked mortar, 
the need for repairs to exterior siding/fascia and frame components. 

The City believes that the RP A can be a candidate for redevelopment if the qualification 
factors discussed in this report are mitigated. Further, the City believes that the use of TIF can 
mitigate these negative obstacles that currently impede redevelopment. Further from a planning 
standpoint, the redevelopment ofthe North York RPA compliments efforts in the Downtown and 
expands the ability of the City to unify and coordinate efforts along York Street extending north 
to the City's .boundaries. 

The City does not plan to dislocate ten (10) or more inhabited residential units as 
part of this redevelopment effort and the RP A contains 'less than seventy~ five (75) inhabited 
residential units. As such, pursuant to the Act, as amended, the City is not required to 
prepare a housing impact study. If at some point in the future, the City dislocates more 
than ten (10) inhabited residential units, or amends the RP A to include more than seventy
five (75) inhabited residential unJts then the City must amend this document and complete 
a housing impact study. 

Tax Increment Financing Qual/ncetlon Report - North York Street TIF 
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Obiectives 

The City's redevelopment objectives propose to ameliorate to the extent possible the 
negative impact of the qualification factors which are prevalent in much of the Study Area and 
enhance retail, commercial, and mixed use opportunities where appropriate, To achieve these 
objectives the City proposes the following guidelines: 

• To encourage redevelopment within the RPA that will address the piecemeal 
development practices, older building conditions and vacancies, and attract new 
land uses which are consistent with the existing uses and provide an enhanced tax 
base to support the entire City; 

• To implement coordinated development/design practices as set forth in the City's 
Comprehensive Plan; 

• To assist site assembly and preparation in order to provide for the reuse of 
properties for this stated purpose; 

• To coordinate area parking facilities and to improve access to site; and 

• To install the necessary infrastructure improvements for improved ingress and 
egress and loading and unloading areas, to add buffering to single family 
residential uses for the light industrial and retail/commercial areas, and to support 
proposed new development in accordance with modern planning standards. 

The City's ·general economic development goals are to ·enhance retail/commercial and 
mixed use opportunities within the City and the RPA. Given the City's goals as well as the 
conditions described in this Report, the City has made a determination that it is highly desirable 
to promote the redevelopment of the RP A Without an implementation plan for redevelopment, 
City officials believe current conditions will worsen. The City intends to create and implement 
such a plan in order to restore, stabilize and increase the economic base associated with the RP A 
which will not only increase tax revenues associated with the RP A but also benefit the 
community as a whole. 

Because of the conditions observed in the RP A and the required coordination of future 
land uses, the City enthusiastically supports the foregoing redevelopment objectives. The City 
has detennined that redevelopment should take place through the benefit and guidance of 
comprehensive planning for economic development controlled by the City. Through this 
coordinated effort, the RP A is expected to improve. Developme:o.t barriers, inherent with current 
conditions within the RP A, which impede economic growth under existing market standards, are 
expected to be eliminated. 

The City has further determined that redevelopment currently planned for the RP A may 
only be feasible with public finance assistance. The creation and utilization of a TIF 
redevelopment plan is intended by the City to help provide the assistance required to eliminate 
conditions detrimental to successful redevelopment of the RP A. 
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The use of TIF relies upon induced private redevelopment in the RP A creating higher real 
estate value that would otherwise decline or stagnate without such investment. The result of 
such investment will lead to increased property taxes compared to the previous land-use (or lack 
of .use). In this way the existing tax base for all tax districts is protected and a portion offuture 
increased taxes are pledged to attract the needed private investment. 
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II. QUALIFICATION CRITERIA USED 

With the assistance of City staff, Kane, McKenna and Associates, Inc. examined the RP A 
initially in the spring and. early summer of 20 I 1 and from October of 2011 to the date of this 
report, and reviewed information collected for the RP A to determine the presence or absence of 
appropriate qualifying factors listed in the Act. The relevant sections of the Act are found below. 

The A~t sets out specific procedures, which must be· adhered to in designating a 
redevelopment project area. By definition, a "Redevelopment Project Area" is: 

"an area designated by the municipality, which is not Jess in the aggregate than I ~acres 
and fu respect to which the municipality has made a fmding that there exist conditions 
which cause the area to be classified as a blighted area or a conservation area, or a 
combination ofboth a blighted area and conservation area." 

Under the Act, "Conservation Area" is defmed as any improved area within the 
boundaries of a redevelopment project area located within the territorial limits of the 
municipality in which fifty percent (50%) or more of the structures in the area have an age of 
thirty-five (35) years or more. Such an area is not yet a blighted area, but because of a 
combination of three (3) or more of the following factors, may be considered as a Conservation 
Area: 

(A) Dilapidation: An advanced state of disrepair or neglect of necessary repairs to the 
primary structural components of building or improvements in such a combination that a 
documented building condition analysis determines that major repair is required or the 
defects are so serious and so extensive that the buildings must be removed. 

(B) Obsolescence: The condition or process of falling into disuse. Structures have 
become ill suited for the original use. 

(C) Deterioration: With respect to buildings, defects including, but not limited to 
m~or defects in the secondary building components such as doors, windows, porches, 
gutters and downspouts and fascia. With respect to surface improvements, the condition 
of roadways, alleys, curbs, gutters, sidewalks, off-street parking and surface storage areas 
evidence deterioration, including, but limited .to, surface ,cracking, crumbling, potholes, 
depressions, loose paving material and weeds protruding through paved surfaces. 

(D) Presence of Structures Below Minimum Code Standards: All structures that do 
not meet the standards of zoning, subdivision, building, fire and other governmental 
codes applicable to property, but not including housing and property maintenance codes. 

(E) Illegal Use of Individual Structures: The use of structures in violation of 
applicable federal, State, or local laws, exclusive of those applicable to the presence of 
structures below minimum code standards. 

(F) Excessive Vacancies: The presence of buildings that are unoccupied or under
utilized and that represent an adverse influence on the area because of the frequency, 
extent or duration of the vacancies. 
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(G) Lack of Ventilation. Light. or Sanitary Facilities: The absence of adequate 
ventilation for light or air circulation in spaces or rooms without windows, or that require 
the removal of dust, odor, gas, smoke or other noxious airborne materials. fuadequate 
natural light and ventilation means the absence of skylights or windows for interior 
spaces or rooms and improper window sizes and amounts by room area to window area 
ratios. fuadequate sanitary facilities refer to the absence or inadequacy of garbage 
storage and enclosure, bathroom facilities, hot water and kitchens and structural 
inadequacies preventing ingress and egress to and from all rooms and units within a 
building. 

(H) Inadequate Utilities: Underground and overhead utilities such as storm sewers 
and storm drainage, sanitary sewers, water lines and gas, telephone and electrical services 
that are shown to be inadequate. Inadequate utilities are those that are: (i) of insufficient 
capacity to serve the uses in the redevelopment project area; (ii) deteriorated, antiquated, 
obsolete or in disrepair; or (iii) lacking within the redevelopment project area. 

(I) Excessive Land Coverage and Overcrowding of Structures and Conununity 
Facilities: The over-intensive use of property ·and the ·crowding of buildings· and 
accessory facilities onto a site. Examples of problem conditions warranting the 
designation of an area as one exhibiting excessive land coverage are: (i) the presence of 
buildings either improperly situated on parcels or located on parcels of inadequate size 
and shape in relation to present-day standards of development for health and safety and 
(ii) the presence of multiple buildings on a single parcel. For there to be a finding of 
excessive land coverage, these parcels must exhibit one or more of the following 
conditions: insufficient provision for light and air within or around buildings, increased 
threat of spread of fire due to the close proximity of buildings, lack of adequate or proper 
access to a public right-of-way, lack of reasonably required off-street parking or 
inadequate provision for loading service. 

(J) Deleterious Land-Use or Lavout: The existence of incompatible land-use 
relationships, buildings occupied by inappropriate mixed-u.ses or uses considered to be 
noxious, offensive or unsuitable for the surrounding area. 

(K.) Environmental Clean-Up: The proposed redevelopment project area has incurred 
Illinois Environmental Protection Agency or United States Environmental Protection 
Agency remediation costs for, or a study conducted by an independent consultant 
recognized as having expertise in environmental remediation has determined a need for 
the clean-up of hazardous waste, hazardous substances or underground storage tanks 
required by State or federal law, provided that the remediation costs. constitute a material 
impediment to the development or redevelopment of the redevelopment project area. 
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(L) Lack of Community Planning: The Proposed redevelopment project area was 
developed prior to or without the benefit or guidance of a community plan. This means 
that the development occurred prior to the adoption by the municipality of a 
comprehensive or other community plan or that the plan was not followed at the time of 
the area's development. This factor must be documented by evidence of adverse or 
incompatible land-use relationships, inadequate street layout, improper subdivision, 
parcels of inadequate shape and size to meet cqntemporary .development standards or 
other evidence demonstrating an absence of effective community planning. 

(M) Lag in EA V: The total equalized assessed value of the proposed redevelopment 
project area has declined for three (3) of the last five (5) calendar years for which 
information is available, or is increasing at an annual rate that is less than the balance of 
the municipality for three (3) of the last five (5) calendar years for which information is 
available, or is increasing at an aruma! rate that is less than the Consumer Price Index for 
AU Urban Consumers published by the United States Department of Labor or successor 
agency for three (3) of the last five (5) calendar years for which information is available. 
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III. THE PROPOSED RPA 

The RP A is located in the north central portion of the City and consists primarily of 
commercial and industrial uses, with limited residential and institutional uses. The RP A is a 
contiguous area the boundaries of which ate approximately the parcels on the east and west sides 
of York Street from the alley south of Hahn Street on the South to North Avenue on the north. 
The Study Area continues north with frontage parcels located on the east and west sides of York 
Street from North Avenue on the south to Lake Street on the north. The Study Area continues 
north along only the east side of York Street from the north side of the I-290 right-of way to 
Crestview Avenue. At Crestview, .the Study Area incotporates parcels on both the east and west 
sides of York street to Wrightwood A venue; at Wrightwood, the Study Area includes parcels 
primarily on the west side of York Street to Grand Ave and four (4) Community Unit ·school 
District 205 parcels on the east side of York ·Street. In order to maximize lot depth from York 
Street throughout the Study Area, the RP A sometimes incorporates several parcels in addition to 
.those fronting York Street and along the south side of Grand A venue a total of 8 lots west of 
York Street are incorporated into the Study Area. Adjacent rights of way are also included. 

The RPA consists of approximately one hundred fourteen (114) buildings and 
approximately one hundred seventy seven (177) tax parcels. The RP A is approximately one 
hundred twenty seven (127) acres in size excluding rights of way and includes approximately 
twenty three (23) inhabited residential units. The RP A is comprised predominantly of 
commercial and industrial uses. 

The RP A described herein meets the eligibility requirements· for designation as a 
Conservation Area under the Act. All of the parcels were examined to detennine the number of 
structures aged thirty-five (35) years or greater, as· required under the Conservation Area criteria 
of the Act. It was determined by site surveys, Du Page County, Addison Township Assessor, 
and York Township Assessor data and City input that sixty eight percent (68%) of the structures 
in the RP A were thirty-five (3 5) years or greater. Furthermore, the RP A as a whole was found to 
evidence six (6) additional qualification factors. The minimum required for a finding of a 
Conservation Area is that over fifty percent (SO%) of the improved structures are thirty-five (35) 
years old or greater and the existence of three (3) qualification factors dictated by the Act. 

It was further found that the required qualifying factors are reasonably distributed 
throughout the RP A. KMA and the City reserve the right to make additional findings in 
connection with this report prior to the adoption of the TIP District. Thus, the report is subject to 
revisions to the extent such revisions are allowable prior to any action by the City to adopt the 
TIF District, as permitted in accordance with the Act. 
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IV. .METHODOLOGY OF EVALUATION 

In evaluating the RP A's potential qualification as a TIF District, the following methodology was 
utilized: 

1) Site surveys of the RP A were undertaken by representatives from KMA. Site surveys 
were completed for each parcel within a block (based upon .Sidwell blocks), within the 
area. 

2) Exterior evaluation of structures was completed noting such conditions as deterioration, 
obsolescence, excessive vacancies, and deleterious land use and layout. Additionally, 
2006 through 2011 tax information from the Du Page County Clerk's Office, Sidwell 
parcel tax maps, site data, local history (discussions with City officials and staff), and an 
evaluation of area-wide factors that have affected the RPA's development (e.g., lack of 
community planning, and lag in equalized assessed value) were reviewed. KMA studied 
the RP A in its entirety. City redevelopment goals and objectives for the RP A were also 
reviewed with City staff. A photographic recording and analysis of the RP A was 
conducted and was used to aid this evaluation. 

3) Existing structures and site conditions were initially surveyed only in the context of 
checking, to the best and most reasonable extent available, qualification factors of 
specific structures and site conditions on the parcels. 

4) The RPA was examined to determine the applicability of age, plus the thirteen (13) other 
qualification factors for TIF designation as a Conservation Area under the Act. 
Evaluation was made by reviewing the information from the site surveys and other 
relevant information collected for the RP A and determining how it measured when 
evaluated against the qualification factors. 
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V. QUALIFICATION OF PROPOSED RP A/FINDINGS OF ELIGIBILITY 

Based upon KMA' s evaluation of parcels in the Study Area and analysis of each of the 
eligibility factors summarized in Section II, the following factors are present to support 
qualification of the proposed TIF District as a Conservation Area. These factors are found to be 
clearly present and reasonably distributed throughout the Study Area, as required under the TIF 
Act. In addition to age at least three other qualifying factors m~st be present to a meaningful 
extent throughout the RP A. 

A. Threshold Qualification 

Age. Based upon site surveys; .and Du Page County, Addison Township, and York 
Township data, approximately sixty eight percent(68%) (approximately 78 of the 114) of 
the structures in the RP A were found to be thirty-five (35) years of age.or older. 

B. Other Conservation Factors (must include three or more factors) 

1. Obsolescence. The Act states that obsolescence is the condition or process of falling 
into disuse or s·tructures that have become "ilJ-suited" for their original use. The RP A 
exhibits both functional and economic obsolescence. 

Obsolescence is exhibited in .Part by a number of the retaiVcommercial tenant spaces 
which are currently vacant. Age of the existing structures adds to this finding as well as 
the fact that most tenant spaces along York Street lack adequate access for separate 
loading and unloading areas and adequate parking. Generally, the existing loading and 
unloadfug activities are currently combined with the ingress and egress of customers due 
to shallow lot sizes or requirements for parking. Multiple curb cuts are present along the 
Study Area; this condition increases the likelihood of slowing traffic flow on York Street 
as well as increased accidents. 

York Street between Grand A venue and 1-290 generates an average daily traffic count of 
23,000 vehicles and between 1-290 and North Avenue an average daily traffic count of 
18,300 vehicles according to the most recent data ·posted by the lllinois Department of 
Transportation on its website. This is one of the highest traffic counts within the City. In 
2010 there were 129 vehicle accidents along York Street in theRPA. 

The combination of the above referenced factors colild limit the ability of mid to large 
size retailers from locating in the corridor. The combination of potential sites for 
redevelopment could help to alleviate these concerns, in conjunction with traffic 
circulation improvements potentially financed with incremental revenues. 

Obsolescence is also demonstrated by higher .than average vacancy rates, the age of 
structures, and the lag in the growth ofEAV for the Study Area when·compared with the 
rest of the City (each of these factors is discussed separately below). This condition also 
has the potential to cause a negative spill over for the surrounding area and may deter 
other property owners from reinvesting in their own properties. 
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2. Deterioration. The Act defines deterioration with respect to buildings defects, 
including but not limited to, major defects in the secondary building components such as 
doors, windows, porches, gutters and downspouts and fascia. With respect to surface 
improvements, the condition of roadways, .alleys, curbs, gutters, sidewalks, off-street 
parking and surface storage areas may evidence deterioration, including, but not limited 
to, surface cracking, crumbling, potholes, depressions, loose paving material and weeds 
protruding through paved surfaces. 

Approximately fifty four percent (54%) of the parcels displayed signs of deteriorated 
conditions including, but not limited to, damaged fascias, doors, windows, and 
entryways, rotting wood, and missing mortar which require repairs, upgrades and 
replacement. In addition, surface cracking of pavement areas, potholes and depressions 
in roadway and parking areas, weeds protruding through paved and concrete areas and 
loose gravel in parking areas and driveways for many of the parcels. 

3. Excessive Vacancies. The Act defmes excessive vacancies as the presence of 
buildings that are unoccupied or under-utilized and that represent an adverse influence on 
the area because of the frequency, extent or duration of the vacancies. 

The Study Area contains one hundred fourteen (114) structures. Approximately twenty 
four (24) commercial and industrial buildings were vacant or partially vacant including 
approximately 210,600 square feet or nineteen percent (19%) of total commercial and 
industrial building square footage. Two of the vacancies (former auto related uses) are 
prominently located and comprise approximately 9.6 acres. Other vacancies are scattered 
throughout the area, but again are located along highly travelled York Street. 

Prominent buildings within the TIF District that are completely or largely vacant include 
the following: 

• The former Elmhurst Ford dealership; 
• The former Elmhurst Lincoln Mercury dealership; 
• The former AT&T store; 
• Vacant restaurant at 476 N. York St.; 
• Vacant auto related use at 856 N. York St.; 
• Interspersed vacancies associated with office buildings and retail strip outlets; 

and 
• Office space located on Industrial Drive (west of York Street) 

Moreover, the buildings have been unoccupied for a lengthy duration; that is, they do not 
appear to be recently vacated pending a routine real estate transaction, but according to 
City staff, they have remained unoccupied for a substantial period oftime. 

In addition, the larger vacant buildings and adjacent surface improvements generally 
exhibit deterioration and appear to be not well maintained as occupied spaces within the 
Study Area. They appear to suffer from disinvestment whereby the current owners have 
chosen not to maintain the buildings' physical condition, in relative terms. Because of 
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the reduced economic activity associated with vacancies and the relatively poor physical 
condition - in conjunction with their prominent location along York .Street or Grand 
A venue, they represent an adverse influence on the overall RP A. 

4. Deleterious Land Use or Layout. The Act refers to deleterious land use or layout as 
the existence of incompatible land-use relationships, buildings occupied by inappropriate 
mixed-uses or uses considered to be noxious, offensive or unsuitable for the surrounding 
area. 

According to Du Page County,. Addison Township Assessor, and York Township 
Assessor records and discussions with City staff, many of the improvements found within 
the Study Area were built between 40 to 70 years ago. This applies to more than fifty 
two percent (52%) of the buildings in the area. As a result, these properties were 
developed during a period before the City had in place an effective community planning 
process to guide its zoning map and development procedures. Properties were developed 
with little regard to adjacent land uses, and without foresight into the intensity of 
commercial operations present today, 'in part due to the importance of automobile traffic 
and the need for sufficient parking. Thus, in tenns of land uses, commercial, retail, 
industrial, and residential uses in some cases inappropriately overlap, when compared to 
the modem land use standards currently employed by the City, or exist in close proximity 
to each other with limited man made or natural buffers to separate the conflicting land 
uses. There are instances of single family and attached single family uses located along 
both York Street and Addison Street. 

Additionally, there are certain issues pertaining to ingress/egress. Many of the retail 
businesses and offices along north York Street have little space for ingress/egress, much 
less "transitional" frontage roads .that would separate slower moving traffic approaching a 
business (e.g., to park and shop or unload cargo) from faster moving traffic using north 
York Street purely to drive through the City. A majority of the businesses have shallow 
parcel depths that do not afford much room for loading, unloading, or parking, in 
comparison to modern uses. Additionally, the execution of turns into retail 
establishments is difficult since (a) vehicles have to slow rapidly to execute the turn, (b) 
turns need to be made into a tight space due the narrow/shallow parking lots and (c) 
entering the parking lot areas customers need to avoid closely situated cars already 
parked in the narrow lots (or which may be backing up to leave the store). 

5. Lack of Community Planning. The Act refers to lack of community planning as the 
proposed redevelopment project area was developed prior to or without the benefit or 
guidance of a community plan. This means that the development occurred prior to the 
adoption by the municipality of a comprehensive or other community plan or that the 
plan was not followed at the time of the area's development. This factor must be 
documented by evidence of adverse or incompatible land-use relationships, inadequate 
street layout, improper subdivision, parcels of inadequate shape and size to meet 
contemporary development standards or other evidence demonstrating an absence of 
effective community planning. 

Tax Increment Financing Qua lineation Report - North York Street TIF 
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According to City staff, much of the development that has occurred within the Study 
Area took place in a period of time prior to 'the City adopting its amended Comprehensive 
Plan and Zoning Ordinance and before the City followed its existing comprehensive 
planning procedures. 

'The City adopted its first city wide comprehensive plan in 1990, followed by a 
comprehensive amendment to its zoning ordinance in 1992. Prior to 1990, ·smaller scale 
or area specific plans were in place to guide development on a less coordinated, 
comprehensive basis. In 2009, the City updated the 1990 comprehensive plan and this 
effort serves as the basis for coordinated planning within the City. The Zoning Ordinance 
has also been amended several times. 

The widening of York Street north of North A venue to four lanes extending to Grand 
A venue significantly altered the character of land uses adjacent to York Street in this 
area. Most previous land uses were comprised of single family uses south of 1-290. 
These uses exhibited shallower lot sizes of primarily 130 foot lot depths bordered by 
primarily single family uses north to the expressway, and extending along the east side of 
York Street to Wrightwood A venue. In some cases lot sizes are deeper (260 ft .) but most 
lots are restricted by adjacent single family residential uses. 

Reuse to primarily commercial and retail land uses on smaller lots resulted in a 
multiplicity of commercial structures (restaurants, office/service establishments, strip 
centers, auto related uses) that benefited from traffic and visibility along York Street. 
The new uses though created pressure in relation to provisions for parking, multiple curb 
cuts, and buffering to adjacent residential uses (e.g., screening of trash receptacles, 
loading and unloading requirements, and building setbacks). Building setbacks .are 
varied and in many cases limit parking availability as off street parking along York Street 
is restricted. Conversions of single family buildings to commercial uses are also present 
and represent uses. with limited parking. 

In contrast to the shallower lots described above, commercial properties located along the 
west side of York Street north of 1-290 and approaching Grand Avenue exhibit larger 
footprints and deeper Jot sizes. Due to the downturn in the auto industry, several large 
properties (the former Elmhurst Ford and Lincoln/Mercury dealerships) remain vacant. 
Other uses such as the moving/storage facility and Freightliner parcels, represent frontage 
development or "outliers" in relation to similar industrial uses located to the west. These 
uses are categorized by larger, special use· buildings and ancillary storage yards. Given 
York .Street visibility, these uses are not the most favorable in relation to valuation or 
sales tax generation. 

Land uses north ofWrightwood Avenqe to Diversey revert to smaller (130ft) lot depths, 
again exhibiting multiple uses -restaurants, office, and auto related (rental, sales, repair). 
The land uses north of Diversey include deeper lot depths. but include older buildings 
and varied provisions for parking. 
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The North York area is reviewed in the City's 2009 Comprehensive Plan and the 
following recommendations are identified: 

"Urban Design and Circulation 

Streetscape improvements should be implemented along both Grand 
A venue and North York Street to enhance their overall appearance and 
create a distinctive identity. 

Because of their high traffic volumes and the strong auto-oriented 
functions, both Grand A venue and North York Street will continue to have 
an auto-oriented character in the future. However, improvements such as 
coordinated signage, landscaping and decorative banners could 
significantly improve the appearance of the ·corridor, creating a more 
attractive environments for potential shoppers and ·an impressive entry into 
the city. 

New developments along the corridor should focus on creating a high
quality commercial corridor, with parking located to the rear and attractive 
fa9ade designs and use of high-quality materials encouraged. 

Recommendations 

1. Maintain auto-oriented uses along Grand A venue. The City should 
work with the auto dealers to meet expansion and redevelopment 
needs. 

2. Transition neighborhood commercial uses along York Street to 
community or regional commercial uses. Off-street surface parking 
should be provided to the rear of buildings. 

3. Transition residential development on the southeast corner of Grand 
A venue and York Street to higher-density residential development 
over three stories. 

4. Follow the process for Planned Developments in site 
reuse/redevelopment of PD #1 (to be developed by the City) to 
encourage redevelopmem of this area to occur in a cohesive manner. 
Suggested redevelopment uses include large fonnat retailers. 

5. Implement ·a streetscape program to create a pedestrian-welcome 
environment, as well as produce a unified image and distinctive 
identity for the district. 

6. Construct gateway features on Grand Avenue and York Street to 
visually cue entrance into Elmhurst." 

Source: City of Elmhurst Comprehensive Plan 
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In addition, planning related efforts along Addison Street (mixture of residential, 
industrial and conunercial uses) and integration with frontage along York Street is 
important in order to coordinate redevelopment efforts, and potentially increase 
valuations. Coordinated streetscape, signage, parking, and circulation efforts are also 
important throughout the area and could be facilitated through the use of TIF resources. 

Until recently, effective and sustained ·economic development plans and .strategies 
intended to address the coordinated redevelopment of the entire Study Area have been 
lacking. This is not to say that improvements did not take place over the years, but that 
they were implemented without the guidance of a master plan .directed toward long-tenn 
benefit for the Study Area as set forth in the updated City Comprehensive Plan. A lack of 
such efforts has contributed to the evolution of conservation area factors currently present 
within the Study Area. As noted above fifty two (52%) of the buildings were constructed 
between forty ( 40) and seventy (70) years ago prior to both the 1990 and 2009 
comprehensive plan initiatives. 

6. Lag in EAV. The Act refers to lag in EAV as the total equalized assessed value of 
the proposed redevelopment project area has declined for three (3) of the last five (5) 
calendar years prior to the year in which the redevelopment project area is designated, or 
is increasing at an annual rate that is less than the balance of the municipality for three (3) 
of the last five (5) calendar years, for which information is available or increasing at an 
annual rate that is less than the Consumer Price Index for All Urban Consumers 
published by the United States Department of Labor or successor agency for three (3) of 
the last five (5) calendar years prior to the year in which the redevelopment project area is 
designated 

The total Equalized Assessed Value ("EAV") of the Study Area increased at .an annual 
rate that lagged behind the balance of the City's EA V for four (4) of the last five (5) 
years. A summary ofthis analysis is presented in the table below. 

Study Area Percent Balance of the City's Percent 
Tax Year EAV Change EAV Change 

2011 $ 31,933,850 -1.01% $ 2,121;863,163 ~5.56% 

2010 $ 32,259,210 -10.77% $ 2,246,885,156 -7.38% 
2009 $ 36,152,040 -2.49% $ 2,425,800,963 .14% 
2008 $ 37,074,510 5.78% $ 2,422,316,362 9.15% 
2007 $ 35,048,420 -2.28% $ 2,219,260,243 11.23% 
2006 $ 35,867,880 $ 1,955,153,915 

Note: the percentage change in years where the EA V of the Study Area lagged behind the 
balance of the City are in bold. 

Source: Du Page County Assessor's Office 
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VI. SUMMARY OF FINDINGS AND OVERALL ASSESSMltNT OF 
QUALIFICATION 

The following is a swnmary of relevant qualification findings a.s it relates to the potential 
designation of the RP A by the City as a TIF District: 

1. The RP A is contiguous and is greater than 1 V2 acres in· size. 

2. The RPA qualifies as a Conservation Area. A more detailed analysis of the 
.qualification fmdings is outlined in Section V of this report. 

3. All property in the RP A would substantially benefit by the proposed 
tedevelopment project improvements. 

4 . The sound growth of taxing districts applicable to the RP At including the City, 
has been impaired by the factors found present in the RP A. 

5. The RP A would not be subject to redevelopment without the investment of public 
funds) including property tax increments. 

These findings, in the judgment of KMA, provide the City with sufficient justification to 
consider designation ofthe RP A as a TIF District. 

The RP A has not benefited from coordinated planning efforts by either the public or 
private sectors. There is a need to focus redevelopment efforts relating to the improvement of 
infrastructure and property .maintenance as well as the coordination of redevelopment efforts for 
modem uses. These efforts will be important to the RP A's continued improvement and 
preservation of tax base. 

S:\Ciient Folders\Eimhurst\North York TIF\Repons\Qualification Rcpor1\FinaJ Qualification Report 08.28.12.docx 
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EXHIBIT 1 

PROPOSED TIF BOUNDARY MAP 
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EXHIBIT2 

LEGAL DESCRIPTION 



Elmhurst North York Street TIF Legal Description 

That part of Sections 25, 26, 35 and 36 of Township 40 .North, Range 11, East of. the Third Prihcipal 
Meridian and Sections 1 and 2 of Township 39 North, Range 11, East of the Third Principal Meridian 
described as commencing at the intersection of the Northerly corporate boundary of Elmhurst, said 
Northerly boundary being the centerline of Grand Avenue, with the Westerly lot line, extended north, of 
Lot 75 in Elmhurst lhdustrial Park Unit No. 2, recorded as Document R65-24614 on July 9, 1965, for a 
place of beginning, thence Easterly along said centerline of Grand Avenue to the Easterly right-of-way 
line of York Street, thence Southerly along ·said Easterly right-of-way line to the North line of Lot 2 of 
York Gardens, recorded .as Document 456519 on December 3, 1943, thence Easterly along said North lot 
line to the East line of said Lot 2, thence Southerly along said East line to the Northwest corner of Lot 11 
in Block 3 of Country Club Highlands Subdivision Unit 3, recorded as Document 877616 on Aprll 25, 
1958, thence Southeasterly along the Northerly line of said Lot 11, extended, to the Easterly right-of
way line of Wilson Street, thence Southwesterly along said Easterly right-of-way line to its intersection 
with the North lil')e, extended Easterly, of Lots 12 through 24, inclusive, in Block 3 of said Country Club 
Highlands Subdivision Unit 3, thence Westerly along said North line to the West .Line of said Lot 24, 
thence Southerly along said West line, extended, to the South line of Lot 4 In said York Gardens, thence 
Westerly along said South line to the Easterly right-of-way .line of York Street, thence Southerly along 
said Easterly right-of-way to the South lot line of York Meadows Condominiums, recorded as Document 
R80-05482 on January 22, 1980, thence Easterly along said South lot line to the East lot line, extended 
Northerly, of lot 20 in Block 12 of H.O. Stone and Co.'s Elmhurst Addition, recorded as Document 
161539 on December 20, 1922, thence Southerly along said East lot line, extended, to the South lot line 
of Lot 10 In Block 37 of said H.O. Stone and Co.'s Elmhurst Addition, said South lot line being the North 
right-of-way of Crestview Avenue, thence Easterly along said North right-of-way line to the East right-of
way line of Michigan Street, thence Southerly along said East right-of-way line to the South lot line of Lot 
15 in Block 54 of said H.O. Stone and Co.'s Elmhur~t Addition, thence generally Westerly along the 
Northerly right-of-way Une of Interstate 290 to the East right-of-way line of York Street, thence 
Southerly along said East right-of-way line to the Northerly right-of-way line of Lake Street, thence 
Southeasterly along said Northerly right-of-way line to the East right-of-way line, extended Northerly, of 
Etmcrest Avenue, thence Southerly along said East right-of-way line to the North line, extended Easterly, 
of Lot 5 in Block 1 of Robertson's Addition to Elmhurst, recorded as Document 92032 on October 30, 
1907, thence Westerly along said North lot line to the East right-of-way line of York Street, thence 
Southerly along said East right-of-way line 300 feet, thence Easterly 155 feet, thence Northerly 50 feet 
to the North line of Lot 7 in Block 1 of said Robertson's Addition to Elmhurst, thence Easterly along said 
lot line, extended, to the East right-of-way line of Elmcrest Avenue, thence Southerly along said East 
right-of-way line and right-of-way line extended, to the South right-of-way line of Fremont Avenue, 
thence Westerly along said South right-of-way line 120 feet to the west line of the east 25 feet of lot 2 in 
Owners division of Block 2 of Robertsons Addition to Elmhurst, recorded as Document 258941 on June 
4, 1928, thence Southerly along said west line 150 feet to the south line of lot 2, , thence Easterly along 
said line 25 feet to the southeast corner of lot 2, thence Southerly .90 feet along the west line of the east 
50 feet of lot 5 to a point on the North line of Robertson's .~econd Addition to Elmhurst, recorded as 
Document 95683 on January 20, 1909, said point being 250 feet East of the Northwest corner of said 
Robertson's Second Addition to Elmhurst, thence Westerly along said North line to the East line of Lot 
49 in.said Robertson's Second Addition to Elmhurst, thence Southerly along said East lot tine, extended, 
to the North line of Paul J. Lowe Resubdivision, recorded as Document R96-024157 on February 14, 
1996, thence Westerly 42 feet to the northwest corner of lot 1, thence Southerly along the west line 165 



feet to the south west corner lot 1, thence Easterly along south line 92 feet In said Paul J. lowe 
Resubdivision to the East line of lot 26 In said Robertson's Second Addition to Elmhurst, thence 
Southerly along said lot line 50 feet to the North line of the Resubdivision of Robertson~s Second 
Addition to Elmhurst, recorded as Document 111786 on April 23, 1913, thence Westerly along said 
North line to the West line of lot 11 in said Resubdivision, thence Southerly along said West line to the 
North right-of-way line of Columbia Avenue, thence Southeasterly to the Northwest corner ·of lot 7 In 
said Resubdivision, thence Southerly 296.75 feet along the West fine ·of lots 7 .and 8 In said 
Resubdivision, thence Southeasterly 38.83 feet to a point on the Northerly right-of-way line of North 
Avenue, said point being 22 feet Easterly of the Southwest corner of said lot 8, thence Southeasterly to 
the Northwest corner of lot 30 in Block 1 of Fairview Addition to Elmhurst, recorded as Document 
110851 on February 7, 1913, thence Southerly along the West line of lots 30 and 29 in said Block 1 to 
the South line, extended Easterly, of lot 2 In said Block 1 of Fairview Addition, thence Westerly along 
said South line, and South line extended, to the East right-of-way line of York Street, thence Southerly 
along said East right-of-way line to the North line, extended Easterly, of lot 25 in Hahn's Subdivision, 
recorded as Document 47483 on December 8, 1891, thence Westerly along said North lot line, 
extended, to the West line, extended Southerly, of lot 16 In said Hahn's Subdivision, thence Northerly 
along said West lot line to the South right-of-way llne of Hahn Street, thence Westerly along said South 
right-of-way line, extended, to the West right-of-way line of Addison Avenue, thence Northerly along 
said West right-of-way line to the Northerly right-of-way line of North Avenue, thence Easterly along 
said North right-of-way to the West line of Lot 7 in Block 1 of Albert D. Graue's Subdivision of North 
Elmhurst, recorded as Document 86803 on February 23, 1906, thence Northerly along said West line of 
lot 7, extended, to the South right-of-way line of Fremont Avenue, thence Northwesterly to the 
Southwest corner of lot 9 in North Elmhurst Third Addition to the Village of Elmhurst, recorded as 
Document 97862 on August 9, 1909, thence Northerly along the west line of Lots 9 and 8 of said North 
Elmhurst Third Addition to the Southwest corner of Lot 5 of "County Clerk's Assessment Division of lots 
1 and 2 of the Plat of North Elmhurst Third Addition to the Village of Elmhurst", recorded as Document 
233179 on April 8, 1927, thence Northerly along the West line, and West line extended, of lots 1 
through 5, Inclusive, In said County Clerk's Assessment Division to the Northerly right-of-way line of Lake 
Street, thence Southeasterly along said Northerly right-of-way line to the West right-of-way line of York 
Street, thence Northerly along said West right~of-way line to the South line of Elmhurst Industrial Park 
Unit No. 1, recorded as Document R65-2240 on January 22,1965, thence Westerly along said South.llne 
to the West line of Lot 7 in said Elmhurst Industrial Park Unit No. 1, thence Northerly along said West lot 
line, extended, to the North right-of-way line of Industrial Drive, thence Easterly along said right-of-way 
line to the East line of Lot 31 in said Elmhurst Industrial Park Unit No. 1, thence Northerly along the East 
line of Lots 31 and 27 in said Elmhurst Industrial Park Unit No. 1 to the North line of said Lot 27, thence 
Westerly along said North line to the East line of lot 26 in said Elmhurst Industrial Park Unit No. 1, 
thence Northerly along said East line, extended, to the Northeast corner of Lot 22 in said Elmhurst 
Industrial Park Unit No. 1, thence Northerly to the Southwest corner of York Grand Estates Unit Number 
One, recorded as Document 426473 on July 23, 1941, thence Northerly·along the West line of said York 
Grand Estates Unit Number One, extended, to the Southwest corner of lot 2 of Klefstad's Elmhurst 
Subdivision, recorded as Document R93-172175 on August 4, 1993, thence Easterly 266.01 feet to the 
Southeast corner of said lot 2, thence continuing Easterly 292.27 feet along the South line of Lot 23 In 
Addison Township Supervisors Assessment Plat No.5, recorded as Document 465944 on August 9, 1944, 
thence Northerly to a point on the South line of Peter's 2nd Subdivision, recorded as Document R69-
11385 on March 18, 1969, thence Westerly along said South line 33 feet, thence Northerly 33.75 feet, 
thence Westerly 134.35 feet to the Southwest corner of said Peter's 2nd Subdivision, thence Northerly 
along the West line of said Subdivision 161.76 feet to the North Line of Peter's Subdivision, recorded as 
Document R68-41940 on September 11, 1968, thence Westerly along said North line 124.78 feet to the 



East llne of said Lot 2 In said Klefstad's Elmhurst Subdivision, thence Northerly along said East line of Lot 
2 233.96 feet to the Northeast corner of said Lot, thence West along the North line 277.13 feet to the 
most Westerly East line of Lot 1, thence North along the East line to the Northwest corner of Lot 1, 
thence West along the North line 275 feet to the Southeast corner of Lot 75 in said Elmhurst Industrial 
Park Unit No. 2, thence Westerly on the South line to the Southwest corner of said Lot 75, thence 
Northerly along the West line, and West line extended, of said Lot 75 to the place of beginning, all in 
DuPage County, Illinois. 

llrv/sed 06/01/12 



EXHIBITD 

EXISTING LAND USE MAP 



um,AVE 

0~ nli: Proposed York St TIF District 
~ ~ • Proposed Properties 

036 

I 003 - lg E E:: vr 9 Feel 006 
0 100 200 300 400 017 E E:: 037 t=: E 011 E ~ t-- l 1_1_.1~~-- li r--t--f'-..T I'A~LN 

~ 011 

C\ l r-- ~ ~u~~ r--

-~ -T 021 

r--- - -- -IUI<C:K!:>t:l'~ '"' L o2a !:::: § ~ r-- r--§ 
r--- .t:: '"' ~ 'j _l 

it_ f= tVE-r--
~.._ a 

, 1 n' t--1 

~ I I ~ ~OH , .. 
1-

·~ 011 003 016 

li 
r--

~ _!II ~ 038 
[".., r- 013 11&1 ~I 011 

~ (§_ ~ o14 I~ ~ 018 1: 
037 r- _, 

ou 02T 
~ 

I I I 
~ 

~ 
008 II 038 1 I 
oot 

020 

VI~_!~ ~ 021 
I I 

t--~~AVE 1---
010 ~1 1/,;,_~ ... ~ ~ 

r,., - ·-Ott 022 - r- ,___ I--
01Q 02S j 022 

~'"'!''" ~ 
~ -

010 8 
1:=::::: 

r--023 tt It; .,., .. ;;;::- r-- t--t---CJ - ~ 
~ t--
~ ............ 

~--
026 

r--) r-I~P.&. 
~ 

I~ NORTH END AVE 

!!!. - !!!:. <§-'~ ... ~ 014 
~ 

~ t--~(;;".,_.,.,_ .. ~ r--I 020 ~ r 1--~------
J II ~ 

026 
J r 

L..!!!. J l 

l i FULLERTON AVE 00, 

r-- -104 F== 

II= I--t-
<§-§) I--

1\ ~-36·1o? .. r--; 

~ 
001 

r--
!r-I' 1-- Iii) ... c ., 

.~ -~ lt!DU~ ~· ~ ~~~ .c 

~ ~] g l_ r-- Existing Land Uses r--'n'l.'llr. _,~ I--'/ 
Mixed Use Development including 007 ooa 012 'ii ~6·10S )-
Office Development/Commercial 

~ 
007 t-- Public Use 
tell t-- Residentia I 

•-::,&~u·~_:·~i Industrial 
~ ~ 1 11101~ j 



Existing Land Uses 
Mix~d Use Development including 

ARMITAGE AVE 

Offrce Development/Commercial t==~Jm:f 1---m~""j~ 
Public Use --~ 
Residentia I ,__...,....,--r-r+~r--f--1 

Industrial 

f--

1---

f--

Proposed York St TIF District 

Proposed Properties 

0 100 200 300 ~~··' 



EXHIBITE 

PROPOSED LAND USE MAP 



031 

Proposed York St TIF District 
Proposed Properties li 

011 

-=-=-Foot 
003 

037 

oo• Is ........ ...._ 0111' _ ... 

1: 1!-....;.011;.;....-1 

1:=-m;r~ ;-..-1----il~ 9 
c:::: ~:::=< o too 200 300 •oo 
~~ li~~~rtJL~,_~,-~=--r~~-J 
~~ l I I I l J z;;,.t-~---'1!1 

1: 020 

=:----.Y (\ t, . ....; ... 1-~ ~~~ 01t 

II .------- -~- ~ 

~ \.---' .___ ~ 
L u• '"'" ... r j fVE-

jUIYC"IU: f AVI"""'\----__,..1 I ou 
I ..., .. 

:::~~---- 1- 1---

r n \ Q; 
. oot II 00,1 

li 
I I I 

010 '•1 02f 

l--l-f---111111~r----I-~Ot1 003 II D1J 

li~-~~~~~-Dt~2~~h-*~-~~~ 13 01S OOS 011 

~ -::: ..... ~ 014 001 011 

~ -- 011 D21 027 

D2t 

..__ 02D 
001 

010 

[ 
II 

j ____ ,-----lt=::JoJ~aJ ==jiJ ;:,v,... .,R .,;;;;.1--
-o lri it' ~ r-,.... 1--

on 

Til 
1--

1-- 1--

I ~-..."'-----• .., 
~"''crt AVE ) i-..J.----11 __ 

1
J--_, .. t;,::=~=~ __ __, NORTH END AVE 

(§ ...... ~ 014 

I 020 "" !/,.. '"' :::0. ~ ........... , !'"'-

... ,. 
I~ 
1: 

I~ 

OH 1 r 
l I 

-itii" 

~ .. ~ 
~ 

1--

lr-- I--
~ 

I--I--

FULLERTON AVE 

r\ 

~ 
~ .. u~~ [/. I~ li E ~ ~ 

001 

II II 
I--
lr-
~ 

...,j 

-IND~T;RJ& 1"-
IIELDI :NAY 

I 

1--1---
1--

l ~~ 1---
fi ~ Future Land Uses 

........ 4R '"'~ 
~ 

007 ooa 012 

~ II 

~ ._ .. ~._)......_~.......,Mixed Use Development including 
~~ ..... 1c•)- Office DevelopmenUCommercial 
!.oT .-- Public Use 

101 ~ 
Residential 

~~ • .1: ""~ m::..l AY_.f,;:.~.____, 
·;; l notTLC!!!J_.I ~o--.... 1.---.J I 1 J r l I I I I 

I 



Future Land Uses 
Mixed Use Development including 
Office DevelopmenUCommerciaf ~-~:m::l Joo~.-~! 

Public Use 
Residential 

t--

~ 

t--

ARMITAGE AVE 

Proposed York St TIF District 

Proposed Properties 



STATE OF IlliNOIS 

COUNTIES OF DUPAGE & COOK 

) 
) ss 
) 

SEP l R 1012 

4,t?ill 
DuPage Countv Clerl: 

I, PA TIY SPENCER, HEREBY CERTIFY that I am the duly elected, qualified and acting City Clerk 
of the City of Elmhurst, DuPage and Cook Counties, Illinois, a municipal corporation, and the keeper 
of its seal and records. 

I HEREBY FURTHER CERTIFY that the attached document is a true and correct copy of: 
Ordinance 0-51-2012 entitled An Ordinance Of The Citv Of Elmhurst, DuPage And Cook Counties, 
Illinois, Designating The North York Street Redevelopment Project Area Of Said City A Redevelopment 
Project Area Pursuant To the Tax increment Allocation Redevelopment Act. 

1 HEREBY FURTHER CERTIFY that said Ordinance was passed by the City Council of said City of 
Elmhurst on the 4th day of September, 2012 and that the vote of said City Council on the question 

of passage of said ordinance was taken by yeas and nays and fully recorded in the minutes of the 
proceedings of said City Council, and the result of said vote so taken was as follows: 

Yeas:_!L Nays: _L 

I FURTHER CERTIFY that the original, of which the attached Is a true copy, is entrusted to 
my care for safekeeping, and that I am the true and lawful keeper of the same. 

IN WITNESS WHEREOF, I have hereunto set my hand and affixed the seal of the City of 

Elmhurst aforesaid, at said City, in the County and State aforesaid, this 12th day of September, 

2012. 

Patty Spencer, City Clerk 
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AN ORDINANCE OF THE CITY OF ELMHURST, 
DUPAGE AND COOK COUNTIES, ILLINOIS, DESIGNATING THE NORTH YORK STREET 

REDEVELOPMENT PROJ.ECT 

AREA OF SAID CITY A REDEVELOPMENT PROJECT AREA 
PURSUANT TO THE TAX INCREMENT ALLOCATION REDEVELOPMENT ACT 

WHEREAS, it is desirable and in the best interest of the citizens of the City of Elmhurst, 

DuPage and Cook Counties, Illinois (the "City"), for the City to implement tax increment 

allocation financing pursuant to the Tax Increment Allocation Redevelopment Act, Division 74.4 

of Article 11 of the Illinois Municipal Code, as amended (the "Act"), for a proposed 

redevelopment plan and redevelopment project (the "Plan and Project") within the municipal 

boundaries of the City and within a proposed redevelopment project area (the "Area") 

described in Section 1 of this Ordinance; and 

WHEREAS, the Mayor and City Council of the City ("the Corporate Authorities") have 

~eretofore by ordinance approved the Plan and Project, which Plan and Project were identified 

in such ordinance and were the subject, along with the Area designation hereinafter made, of a 

public hearing held on August 6, 2012, and it is now necessary and desirable to designate the 

Area as a redevelopment project area pursuant to the Act. 
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NOW, THEREFORE, BE IT ORDAINED by the City Council of the City of Elmhurst, DuPage 

and Cook Counties, Illinois, as follows: 

Section 1. Area Designated. That the Area, as legally described in Exhibit A attached 

hereto and incorporated herein as if set out in full by this reference, is hereby designated as a 

redevelopment project area pursuant to Section 11-74.4-4 of the Act. The general street 

location for the Area is described in Exhibit B attached hereto and incorporated herein as if set 

out in full by this reference. The map of the Area is depicted on Exhibit C attached hereto and 

incorporated herein as if set out in full by this reference. 

Section 2. Invalidity of Any Section. That if any section, paragraph, or provision of 

this Ordinance shall be held to be invalid or unenforceable for any reason, the invalidity or 

unenforceability of such section, paragraph, or provision shall not affect any of the remaining 

provisions of this Ordinance. 
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Section 3. Superseder and Effective Date. That all ordinances, resolutions, motions, 

or orders in conflict herewith shall be, and the same hereby are, repealed to the extent of such 

conflict, and this Ordinance shall be in full force and effect immediate·ly upon its passage and 

approval in the manner provided by law. 

ADOPTED this ~day of ~ , 2012, pursuant to a roll call vote as follows: 

AYES: _.....,_,,__ __________ _ 

NAYS: I 

ABSENT: ()_, ----------------------------
ABSTENTION: __________ _ 

APPROVED by me this J.I-HJ day of ~""'-, 2012. 

Pe@&;b~Cityof 
ATTESTED and filed in my office, 
this~ day of"&~~. 2012. 

Patty Spencer, Clerk of the City of Elmhurst, 
DuPage and Cook Counties, Illinois 
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SUBJECT: 

COUNCIL ACTION SUMMARY 

An Ordinance of the City of Elmhurst, DuPage and Cook Counties, Illinois, 
Designating the North York Street Redevelopment Project Area of Said City a 
Redevelopment Project Area Pursuant to the Tax Increment Allocation 
Redevelopment Act 

ORIGINATOR: City Manager/City Attorney 

DESCRIPTION OF SUBJECT MATTER: 

The attached Ordinance designates the boundaries of the North York Street Tax Increment 

Financing District. This Ordinance is the second of three ordinances which must be adopted by 
the City Council in order to establish the North York Street Tax Increment Financing District. 
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EXHIBIT A 

Legal Description 

That part of Sections 25, 26, 35 and 36 of Township 40 North, Range 11, East of the Third Principal 
Meridian and Sections 1 and 2 of Township 39 North, Range 11, East of the Third Principal Meridian 
described as commencing at the intersection of the Northerly corporate boundary of Elmhurst, said 
Northerly boundary being the centerline of Grand Avenue, with the Westerly lot line, extended north, of 
Lot 75 in Elmhurst Industrial Park Unit No. 2, recorded as Document R65-24614 on July 9, 1965, for a 
place of beginning, thence Easterly along said centerline of Grand Avenue to the Easterly right-of-way 
line of York Street, thence Southerly along said Easterly right-of-way line to the North line of Lot 2 of 
York Gardens, recorded as Document 456519 on December 3, 1943, thence Easterly along said North lot 
line to the East line of said Lot 2, thence Southerly along said East line to the Northwest corner of Lot 11 
in Block 3 of Country Club Highlands Subdivision Unit 3, recorded as Document 877616 on April 25, 
1958, thence Southeasterly along the Northerly line of said Lot 11, extended, to the Easterly right-of
way line of Wilson Street, thence Southwesterly along said Easterly right-of-way line to Its intersection 
with the North line, extended Easterly, of Lots 12 through 24, inclusive, in Block 3 of said Country Club 
Highlands Subdivision Unit 3, thence Westerly along said North line to the West line of said lot 24, 
thence Southerly along said West line, extended, to the South line of Lot 4 in said York Gardens, thence 
Westerly along said South line to the Easterly right-of-way fine of York Street, thence Southerly along 
said Easterly right-of-way to the South lot line of York Meadows Condominiums, recorded as Document 
R80-05482 on January 22, 1980, thence Easterly along said South lot line to the East lot line, extended 
Northerly, of lot 20 in Block 12 of H.O. Stone and Co.'s Elmhurst Addition, recorded as Document 
161539 on December 20, 1922, thence Southerly along said East lot line, extended, to the South lot line 
of lot 10 in Block 37 of said H.O. Stone and Co.'s Elmhurst Addition, said South lot line being the North 
right-of-way of Crestview Avenue, thence Easterly along said North right-of-way line to the East right-of
way line of Michigan Street, thence Southerly along said East right-of-way line to the South lot line of lot 
15 in Block 54 of said H.O. Stone and Co.'s Elmhurst Addition, thence generally Westerly along the 
Northerly right-of-way line of Interstate 290 to the East right-of-way line of York Street, thence 
Southerly along said East right-of-way line to the Northerly right-of-way line of Lake Street, thence 
Southeasterly along said Northerly right-of-way line to the East right-of-way line, extended Northerly, of 
Elmcrest Avenue, thence Southerly along said East right-of-way line to the North line, extended Easterly, 
of Lot 5 in Block 1 of Robertson's Addition to Elmhurst, recorded as Document 92032 on October 30, 
1907, thence Westerly along sa id North lot line to the East right-of-way line of York Street, thence 
Southerly along said East right-of-way line 300 feet, thence Easterly 155 feet, thence Northerly 50 feet 
to the North line of lot 7 in Block 1 of said Robertson's Addition to Elmhurst, thence Easterly along said 
lot line, extended, to the East right-of-way line of Elmcrest Avenue, thence Southerly along said East 
right -of-way line and right-of-way line extended, to the South right-of-way line of Fremont Avenue, 
thence Westerly along said South right-of-way line 120 feet to the west line of the east 25 feet of lot 2 in 
Owners division of Block 2 of Robertsons Addition to Elmhurst, recorded as Document 258941 on June 
4, 1928, thence Southerly along said west line 150 feet to the south line of lot 2, , thence Easterly along 
sa id line 25 feet to the southeast corner of lot 2, thence Southerly 90 feet along the west line of the east 
50 feet of lot 5 to a point on the North line of Robertson's Second Addition to Elmhurst, recorded as 
Document 95683 on January 20, 1909, said point being 250 feet East of the Northwest corner of said 
Robertson's Second Addit ion to Elmhurst, thence Westerly along said North line to the East line of lot 
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49 in said Robertson's Second Addition to Elmhurst, thence Southerly along said East lot line, extended, 
to the North fine of Paul J. lowe Resubdivision, recorded as Document R96-024157 on February 14, 
1996, thence Westerly 42 feet to the northwest corner of lot 1, thence Southerly along the west line 165 
feet to the south west corner lot 1, thence Easterly along south line 92 feet in said Paul J. lowe 
Resubdivision to the East line of lot 26 in said Robertson's Second Addition to Elmhurst, thence 
Southerly along said lot line SO feet to the North line of the Resubdivision of Robertson's Second 
Addition to Elmhurst, recorded as Document 111786 on April 23, 1913, thence Westerly along said 
North line to the West line of lot 11 in said Resubdivision, thence Southerly along said West line to the 
North right-of-way line of Columbia Avenue, thence Southeasterly to the Northwest corner of Lot 7 in 
said Resubdivision, thence Southerly 296.75 feet along the West line of Lots 7 and 8 in said 
Resubdivision, thence Southeasterly 38.83 feet to a point on the Northerly right-of-way line of North 
Avenue, said point being 22 feet Easterly of the Southwest corner of said lot 8, thence Southeasterly to 
the Northwest corner of lot 30 in Block 1 of Fairview Addition to Elmhurst, recorded as Document 
110851 on February 7, 1913, thence Southerly along the West line of lots 30 and 29 in said Block 1 to 
the South line, extended Easterly, of lot 2 in said Block 1 of Fairview Addition, thence Westerly along 
said South line, and South line extended, to the East right-of-way line of York Street, thence Southerly 
along said East right-of-way line to the North line, extended Easterly, of Lot 25 in Hahn's Subdivision, 
recorded as Document 47483 on December 8, 1891, thence Westerly along said North lot tine, 
extended, to the West line, extended Southerly, of Lot 16 in said Hahn's Subdivision, thence Northerly 
along said West lot line to the South right-of-way line of Hahn Street, thence Westerly along said South 
right-of-way line, extended, to the West right-of-way line of Addison Avenue, thence Northerly along 
said West right-of-way line to the Northerly right-of-way line of North Avenue, thence Easterly along 
said North right-of-way to the West tine of lot 7 in Block 1 of Albert D. Graue's Subdivision of North 
Elmhurst, recorded as Document 86803 on February 23, 1906, thence Northerly along said West line of 
lot 7, extended, to the South right-of-way line of Fremont Avenue, thence Northwesterly to the 
Southwest corner of lot 9 in North Elmhurst Third Addition to the Village of Elmhurst, recorded as 
Document 97862 on August 9, 1909, thence Northerly along the west line of lots 9 and 8 of said North 
Elmhurst Third Addition to the Southwest corner of lot 5 of "County Clerk's Assessment Division of Lots 
1 and 2 of the Plat of North Elmhurst Third Addition to the Village of Elmhurst", recorded as Document 
233179 on April 8, 1927, thence Northerly along the West line, and West line extended, of lots 1 
through 5, inclusive, in said County Clerk's Assessment Division to the Northerly right-of-way line of lake 
Street, thence Southeasterly along said Northerly right-of-way line to the West right-of-way line of York 
Street, thence Northerly along said West right-of-way line to the South line of Elmhurst Industrial Park 
Unit No. 1, recorded as Document R65-2240 on January 22, 1965, thence Westerly along said South line 
to the West line of Lot 7 in said Elmhurst Industrial Park Unit No. 1, thence Northerly along said West lot 
line, extended, to the North right-of-way line of Industrial Drive, thence Easterly along said right-of-way 
line to the East line of lot 31 in said Elmhurst Industrial Park Unit No.1, thence Northerly along the East 
line of Lots 31 and 27 in said Elmhurst Industrial Park Unit No. 1 to the North line of said lot 27, thence 
Westerly along said North line to the East line of lot 26 in said Elmhurst Industrial Park Unit No. 1, 
thence Northerly along said East line, extended, to the Northeast corner of Lot 22 in said Elmhurst 
Industrial Park Unit No. 1, thence Northerly to the Southwest corner of York Grand Estates Unit Number 
One, recorded as Document 426473 on July 23, 1941, thence Northerly along the West line of said York 
Grand Estates Unit Number One, extended, to the Southwest corner of Lot 2 of Klefstad's Elmhurst 
Subdivision, recorded as Document R93-172175 on August 4, 1993, thence Easterly 266.01 feet to the 
Southeast corner of said Lot 2, thence continuing Easterly 292.27 feet along the South line of lot 23 in 
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Addison Township Supervisors Assessment Plat No.5, recorded as Document 465944 on August 9, 1944, 
thence Northerly to a point on the South line of Peter's 2nd Subdivision, recorded as Document R69-
11385 on March 18, 1969, thence Westerly along said South line 33 feet, thence Northerly 33.75 feet, 
thence Westerly 134.35 feet to the Southwest corner of said Peter's 2"d Subdivision, thence Northerly 
along the West line of said Subdivision 161.76 feet to the North line of Peter's Subdivision, recorded as 
Document R68-41940 on September 11, 1968, thence Westerly along said North line 124.78 feet to the 
East line of said Lot 2 in said Klefstad's Elmhurst Subdivision, thence Northerly along said East line of lot 
2 233.96 feet to the Northeast corner of said lot, thence West along the North line 277.13 feet to the 
most Westerly East line of Lot 1, thence North along the East line to the Northwest corner of Lot 1, 
thence West along the North line 275 feet to the Southeast corner of Lot 75 in said Elmhurst Industrial 
Park Unit No. 2, thence Westerly on the South line to the Southwest corner of said Lot 75, thence 
Northerly along the West line, and West line extended, of said lot 75 to the place of beginning, all in 
DuPage County, Illinois. 
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EXHIBIT B 

General Street locatron 

The proposed Redevelopment Project Area is generally described as a contiguous area the 
boundaries of which are approximately the parcels on the east and west sides of York Street 
from the alley south of Hahn Street on the South to North Avenue on the north, continues 
north with frontage parcels located on the east and west sides of York Street from North 
Avenue on the south to Lake Street on the north, continues north along only the east side of 
York Street from the north side of the 1-290 right-of way to Crestview Avenue, at Crestview, 
incorporates parcels on both the east and west sides of York sveet to Wrightwood Avenue, at 
Wrightwood, includes parcels primarily on the west side of York Street to Grand Avenue and 
four (4) Community Unit School District 205 parcels on the east side of York Street, and in order 
to maximize lot depth from York Street throughout the Study Area, and sometimes 
incorporates several parcels in addition to those fronting York Street and along the south side 
of Grand Avenue a total of 8 lots west of York Street are incorporated, and adjacent rights of 
way are also included. 
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STATE OF IlliNOIS 

COUNTIES OF DUPAGE & COOK 

) 
) ss 
) 

I E 

<)F"P 1 8 2012 

~diif 
DuPaoe Counly Cler 

I, PATTY SPENCER, HEREBY CERTIFY that I am the duly elected, qualified and acting City Clerk 
of the City of Elmhurst, DuPage and Cook Counties, Illinois, a municipal corporation, and the keeper 
of its seal and records. 

I HEREBY FURTHER CERTIFY that the attached document is a true and correct copy of: 
Ordinance 0-52-2012 entitled An Ordinance Of The City Of Elmhurst, DuPaqe And Cook Counties, 
Illinois, Adopting Tax Increment Allocation Financing For The North York Street Redevelopment 
Project Area. 

I HEREBY FURTHER CERTIFY that said Ordinance was passed by the City Council of said City of 
Elmhurst on the 4th day of September, 2012 and that the vote of said City Council on the question 
of passage of said ordinance was taken by yeas and nays and fully recorded in the minutes of the 

proceedings of said City Council, and the result of said vote so taken was as follows: 

Yeas:__!L Nays: ...L 

I FURTHER CERTIFY that the original, of which the attached is a true copy, is entrusted to 
my care for safekeeping, and that I am the true and lawful keeper of the same. 

IN WITNESS WHEREOF, I have hereunto set my hand and affixed the seal of the City of 
Elmhurst aforesaid, at said City, in the County and State aforesaid, this 12th day of September, 

2012. 

-0~· 
Patty Spencer, City Clerk 
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AN ORDINANCE OF THE CITY OF ELMHURST, .-40' ~ 
DUPAGE AND COOK COUNTIES, ILLINOIS, ADOPTING TAX INCREMENT PuPag~ Counly Clert 

ALLOCATION FINANCING FOR THE NORTH YORK STREET 
REDEVELOPMENT PROJECT AREA 

WHEREAS, it is desirable and in the best interest of the citizens of the City of Elmhurst, 

DuPage and Cook Counties, Illinois (the "City"), for the City to implement tax increment 

allocation financing pursuant to the Tax Increment Allocation Redevelopment Act, Division 74.4 

of Article 11 of the Illinois Municipal Code, as amended {the "Act"), for a proposed 

redevelopment plan and redevelopment project (the "Plan and Project") within the municipal 

boundaries of the City and within a proposed redevelopment project area (the "Area") 

described in Section 1 of this Ordinance; and 

WHEREAS, the Mayor and City Council of the City ("the Corporate Authorities") have 

heretofore by ordinance approved the Plan and Project and the Area and it is now necessary 

and desirable to adopt tax increment allocation financing pursuant to the Act. 

NOW, THEREFORE, BE IT ORDAINED by the City Council of the City of Elmhurst, DuPage 

and Cook Counties, Illinois, as follows: 

Section 1. Tax Increment Financing Adopted. That tax increment allocation financing is 

hereby adopted to pay redevelopment project costs as defined in the Act and as set forth in the 

Plan and Project within the Area as legally described in Exhibit A attached hereto and 

incorporated herein as if set out in full by this reference. The general street location for the 
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Area is described in Exhibit B attached hereto and incorporated herein as if set out in full by this 

reference. The map of the Area is depicted in Exhibit C attached hereto and incorporated 

herein as if set out in full by this reference. 

Section 2. Allocation of Ad Valorem Taxes. That pursuant to the Act, the ad valorem 

taxes, if any, arising from the levies upon taxable real property in the Area by taxing districts 

and tax rates determined in the manner provided in Section 11-74.4-9(c) of the Act each year 

after the effective date of this Ordinance until the redevelopment project costs incurred and 

obligations issued in respect thereto have been paid shall be divided as follows: 
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a. That portion of taxes levied upon each taxable lot, block, tract, or parcel 

of real property that is attributable to the lower of the current equalized assessed value 

or the initial equalized assessed value of each such taxable lot, block, tract, or parcel of 

real property in the Area shall be allocated to and when collected shall be paid by the 

county collector to the respective affected taxing districts in the manner required by law 

in the absence of the adoption of tax increment a !location financing. 

b. That portion, if any, of such taxes that is attributable to the increase in 

the current equalized assessed valuation of each lot, block, tract, or parcel of real 

property in the Area shall be allocated to and when collected shall be paid to the 

Treasurer of the City of Elmhurst, who shall deposit said taxes into a special fund, 

hereby created, and designated the "North York Street Redevelopment Project Area 

Special Tax Allocation Fund" of the City. Such taxes shall be used for the purpose of 

paying redevelopment project costs incurred and obligations incurred in the payment 

thereof. 



Section 3. Invalidity of Any Section. That if any section, paragraph, or provision of this 

Ordinance shall be held to be invalid or unenforceable for any reason, the invalidity or 

unenforceability of such section, paragraph, or provision shall not affect any of the remaining 

provisions of this Ordinance. 

Section 4. Superseder and Effective Date. That all ordinances, resolutions, motions, or 

orders in conflict herewith shall be, and the same hereby are, repealed to the extent of such 

conflict, and this Ordinance shall be in full force and effect immediately upon its passage and 

approval in the manner provided by law. 

ADOPTED this a.fM day of ~~v, 2012, pursuant to a roll call vote as follows: 

AYES:---'/_/ __________ _ 

NAYS: __ / __________ _ 

ABSENT:_~-----------
ABSTENTION :. __________ _ 

APPROVED by me this Jf·f.lv day of ~~v , 2012. 

' @;-;; 111!9 
Peter P. DiCianni Ill, Mayor of the City of 
Elmhurst, DuPage and Cook Counties, Illinois 

ATTESTED and filed in my office, 
this 4 ·Hv day of &<~ 2012. -- ' 

Patty Spencer, Clerk of the City of Elmhurst, 
DuPage and Cook Counties, Illinois 
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SUBJECT: 

COUNCIL ACTION SUMMARY 

An Ordinance ofthe City of Elmhurst, DuPage and Cook Counties, Illinois, 
Adopting Tax Increment Allocation Financing For the North York Street 
Redevelopment Project Area 

ORIGINATOR: City Manager/City Attorney 

DESCRIPTION OF SUBJECT MATTER: 

The attached Ordinance adopts tax increment allocation financing for the North York Street Tax 
Increment Financing District. This Ordinance Is the third of three ordinances which must be 
adopted by the City Council in order to establish the North York Street Tax Increment Financing 
District. 
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EXHIBIT A 

Lesal Description 

That part of Sections 25, 26, 35 and 36 of Township 40 North, Range 11, East of the Third Principal 
Meridian and Sections 1 and 2 of Township 39 North, Range 11, East of the Third Principal Meridian 
described as commencing at the intersection of the Northerly corporate boundary of Elmhurst, said 
Northerly boundary being the centerline of Grand Avenue, with the Westerly lot line, extended north, of 
lot 75 in Elmhurst Industrial Park Unit No. 2, recorded as Document R65-24614 on July 9, 1965, for a 
place of beginning, thence Easterly along said centerline of Grand Avenue to the Easterly right-of-way 
line of York Street, thence Southerly along said Easterly right-of-way line to the North line of lot 2 of 
York Gardens, recorded as Document 456519 on December 3, 1943, thence Easterly along said North lot 
line to the East line of said lot 2, thence Southerly along said East line to the Northwest corner of Lot 11 
in Block 3 of Country Club Highlands Subdivision Unit 3, recorded as Document 877616 on April 25, 
1958, thence Southeasterly along the Northerly line of said Lot 11, extended, to the Easterly right-of
way line of Wilson Street, thence Southwesterly along said Easterly right-of-way line to its Intersection 
with the North line, extended Easterly, of Lots 12 through 24, Inclusive, In Block 3 of said Country Club 
Highlands Subdivision Unit 3, thence Westerly along said North line to the West line of said Lot 24, 
thence Southerly along said West line, extended, to the South line of lot 4 in said York Gardens, thence 
Westerly along said South line to the Easterly right-of-way line of York Street, thence Southerly along 
said Easterly right-of-way to the South lot line of York Meadows Condominiums, recorded as Document 
RB0-05482 on January 22, 1980, thence Easterly along said South lot line to the East lot line, extended 
Northerly, of lot 20 In Block 12 of H.O. Stone and Co.'s Elmhurst Addition, recorded as Document 
161539 on December 20, 1922, thence Southerly along said East lot line, extended, to the South lot line 
of lot 10 in Block 37 of said H.O. Stone and Co.'s Elmhurst Addition, said South lot line being the North 
right-of-way of Crestview Avenue, thence Easterly along said North right-of-way line to the East right-of
way line of Michigan Street, thence Southerly along said East right-of-way line to the South lot line of Lot 
15 in Block 54 of said H.O. Stone and Co.'s Elmhurst Addition, thence generally Westerly along the 
Northerly right-of-way line of Interstate 290 to the East right-of-way line of York Street, thence 
Southerly along said East right-of-way line to the Northerly right-of-way line of lake Street, thence 
Southeasterly along said Northerly right-of-way line to the East right-of-way line, extended Northerly, of 
Elmcrest Avenue, thence Southerly along said East right-of-way line to the North line, extended Easterly, 
of lot 5 in Block 1 of Robertson's Addition to Elmhurst, recorded as Document 92032 on October 30, 
1907, thence Westerly along said North lot line to the East right-of-way line of York Street, thence 
Southerly along said East right-of-way line 300 feet, thence Easterly 155 feet, thence Northerly SO feet 
to the North line of lot 7 In Block 1 of said Robertson's Addition to Elmhurst, thence Easterly along said 
Jot line, extended, to the East right-of-way line of Elmcrest Avenue, thence Southerly along said East 
right-of-way line and right-of-way line extended, to the South right-of-way line of Fremont Avenue, 
thence Westerly along said South right-of-way line 120 feet to the west line of the east 25 feet of Jot 2 in 
Owners division of Block 2 of Robertsons Addition to Elmhurst, recorded as Document 258941 on June 
4, 1928, thence Southerly along said west line 150 feet to the south line of lot 2, , thence Easterly along 
said line 25 feet to the southeast corner of lot 2, thence Southerly 90 feet along the west line of the east 
50 feet of Jot 5 to a point on the North line of Robertson's Second Addition to Elmhurst, recorded as 
Document 95683 on January 20, 1909, said point being 250 feet East of the Northwest corner of said 
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Robertson's Second Addition to Elmhurst, thence Westerly along said North line to the East line of lot 
49 in said Robertson's Second Addition to Elmhurst, thence Southerly along said East lot line, extended, 
to the North line of Paul J. lowe Resubdivlsion, recorded as Document R96-024157 on February 14, 
1996, thence Westerly 42 feet to the northwest corner of lot 1, thence Southerly along the west line 165 
feet to the south west corner lot 1, thence Easterly along south line 92 feet in said Paul J. Lowe 
Resubdivision to the East line of Lot 26 in said Robertson's Second Addition to Elmhurst, thence 
Southerly along said lot line SO feet to the North line of the Resubdivision of Robertson's Second 
Addition to Elmhurst, recorded as Document 111786 on April 23, 1913, thence Westerly along said 
North line to the West line of Lot 11 in said Resubdivision, thence Southerly along said West line to the 
North right-of-way line of Columbia Avenue, thence Southeasterly to the Northwest corner of Lot 7 in 
said Resubdivision, thence Southerly 296.75 feet along the West line of Lots 7 and 8 in said 
Resubdivision, thence Southeasterly 38.83 feet to a point on the Northerly right-of-way line of North 
Avenue, said point being 22 feet Easterly of the Southwest corner of said Lot 8, thence Southeasterly to 
the Northwest corner of lot 30 in Block 1 of Fairview Addition to Elmhurst, recorded as Document 
110851 on February 7, 1913, thence Southerly along the West line of lots 30 and 29 in said Block 1 to 
the South line, extended Easterly, of Lot 2 in said Block 1 of Fairview Addition, thence Westerly along 
said South line, and South line extended, to the East right-of-way line of York Street, thence Southerly 
along said East right-of-way line to the North line, extended Easterly, of lot 25 in Hahn's Subdivision, 
recorded as Document 47483 on December 8, 1891, thence Westerly along said North lot line, 
extended, to the West line, extended Southerly, of Lot 16 in said Hahn's Subdivision, thence Northerly 
along said West lot line to the South right-of-way line of Hahn Street, thence Westerly along said South 
right-of-way line, extended, to the West right-of-way line of Addison Avenue, thence Northerly along 
said West right-of-way line to the Northerly right-of-way line of North Avenue, thence Easterly along 
said North right-of-way to the West line of lot 7 in Block 1 of Albert D. Graue's Subdivision of North 
Elmhurst, recorded as Document 86803 on February 23, 1906, thence Northerly along said West line of 
Lot 7, extended, to the South right-of-way line of Fremont Avenue, thence Northwesterly to the 
Southwest corner of lot 9 in North Elmhurst Third Addition to the Village of Elmhurst, recorded as 
Document 97862 on August 9, 1909, thence Northerly along the west line of lots 9 and 8 of said North 
Elmhurst Third Addition to the Southwest corner of Lot 5 of "County Clerk's Assessment Division of Lots 
1 and 2 of the Plat of North Elmhurst Third Addition to the Village of Elmhurst", recorded as Document 
233179 on April 8, 1927, thence Northerly along the West line, and West line extended, of lots 1 
through 5, inclusive, in said County Clerk's Assessment Division to the Northerly r ight-of-way line of lake 
Street, thence Southeasterly along said Northerly right-of-way line to the West right-of-way line of York 
Street, thence Northerly along said West right-of-way line to the South line of Elmhurst Industrial Park 
Unit No. 1, recorded as Document R65-2240 on January 22, 1965, thence Westerly along said South line 
to the West line of lot 7 in said Elmhurst Industrial Park Unit No.1, thence Northerly along said West lot 
line, extended, to the North right-of-way line of Industrial Drive, thence Easterly along said right-of-way 
line to the East line of lot 31 in said Elmhurst Industrial Park Unit No. 1, thence Northerly along the East 
line of lots 31 and 27 in said Elmhurst Industrial Park Unit No. 1 to the North line of said Lot 27, thence 
Westerly along said North line to the East line of lot 26 in said Elmhurst Industrial Park Unit No. 1, 
thence Northerly along said East line, extended, to the Northeast corner of lot 22 in said Elmhurst 
Industrial Park Unit No. 1, thence Northerly to the Southwest corner of York Grand Estates Unit Number 
One, recorded as Document 426473 on July 23, 1941, thence Northerly along the West line of said York 
Grand Estates Unit Number One, extended, to the Southwest corner of lot 2 of Klefstad's Elmhurst 
Subdivision, recorded as Document R93-172175 on August 4, 1993, thence Easterly 266.01 feet to the 

320354.2 



EXHIBITB 

General Street Location 

The proposed Redevelopment Project Area is generally described as a contiguous area the 
boundaries of which are approximately the parcels on the east and west sides of York Street 
from the alley south of Hahn Street on the South to North Avenue on the north, continues 
north with frontage parcels located on the east and west sides of York Street from North 
Avenue on the south to Lake Street on the north, continues north along only the east side of 
York Street from the north side of the 1-290 right-of way to Crestview Avenue, at Crestview, 
incorporates parcels on both the east and west sides of York Street to Wrightwood Avenue, at 
Wrightwood, includes parcels primarily on the west side of York Street to Grand Avenue and 
four (4) Community Unit School District 205 parcels on the east side of York Street, and in order 
to maximize lot depth from York Street throughout the Study Area, and sometimes 
incorporates several parcels In addition to those fronting York Street and along the south side 
of Grand Avenue a total of 8 lots west of York Street are incorporated, and adjacent rights of 
way are also included. 
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EXHIBIT C 

Boundary Map 
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STATE OF ILLINOIS ) 
) ss 

COUNTIES OF DUPAGE 
AND COOK ) 

I, Patty Spencer, hereby certify that I am the duly elected, qualified and acting 

City Clerk of the City of Elmhurst, DuPage and Cook Counties, Illinois, a municipal 

corporation, and the keeper of its seal and records . 

I HEREBY FURTHER CERTIFY that the attached is a true and correct copy of; 

City of Elmhurst North York Street TIF IV PIN Numbers 

I HEREBY FURTHER CERTIFY that the original of the attached is now on file at the 

City of Elmhurst, City Hall, 209 N. York Street, Elmhurst, IL 60126. 

IN WITNESS HEREOF, I have hereunto set my hand and affixed the seal of the City 

of Elmhurst, aforesaid, at said City, in the County and State aforesaid, this 18th day of 

September, 2012. 

Erin K. Van De Walle, Deputy City Clerk 

E 
SEP ! 8 1012 

~tl~ 
OuPage County Clerk 



City of Elmhurst 
North York Street Area 
Summary of PINS In Study Area 
As of Monday 517/12 

PIN 
1 03-25-300-031 54 03-26-404-009 
2 03-25-300-036 55 03-26-404-010 
3 03-25-300-037 56 03-26-404-011 
4 03-25-300-038 57 03-26-404-012 
5 03-25-309-002 58 03-26-404-015 
6 03-25-309-004 59 03-26-404-016 
7 03-25-309-005 60 03-26-404-017 
8 03-25-309-006 61 03-26-404-018 
9 03-25-309-007 62 03-26-404-020 

10 03-25-309-008 63 03-26-404-021 
11 03-25-317-001 64 03-26-404-022 
12 03-25-317-002 65 03-26-404-023 
13 03-25-317-003 66 03-26-404-026 
14 03-25-317-004 67 03-26-404-027 
15 03-25-317-005 68 03-26-404-028 
16 03-25-317-006 69 03-26-404-029 
17 03-25-317-007 70 03-26-406-01 0 
18 03-25-317-008 71 03-26-406-014 
19 03-25-317-009 72 03-26-406-020 
20 03-25-317-019 73 03-26-406-023 
21 03-26-207-003 74 03-26-406-024 
22 03-26-207-006 75 03-26-406-025 
23 03-26-207-007 76 03-26-406-026 
24 03-26-207-015 77 03-35-203-003 
25 03-26-207-016 78 03-35-203-004 
26 03-26-207-017 79 03-35-203-005 
27 03-26-207-018 80 03-35-204-007 
28 03-26-207-019 81 03-35-204-008 
29 03-26-207-020 82 03-35-204-009 
30 03-26-207-021 83 03-35-204-012 
31 03-26-207-023 84 03-35-406-023 
32 03-26-207-024 85 03-35-406-02 7 
33 03-26-207-029 86 03-35-406-031 
34 03-26-207-032 87 03-35-406-032 
35 03-26-207-036 88 03-35-406-033 
36 03-26-207-037 89 03-35-406-048 
37 03-26-403-009 90 03-35-406-049 
38 03-26-403-01 0 91 03-35-406-050 
39 03-26-403-011 92 03-35-406-051 
40 03-26-403-012 93 03-35-412-015 
41 03-26-403-013 94 03-35-412-016 
42 03-26-403-014 95 03-35-412-017 
43 03-26-403-015 96 03-35-412-018 
44 03-26-403-016 97 03-35-412-019 
45 03-26-403-019 98 03-35-412-020 
46 03-26-403-021 99 03-35-412-021 
47 03-26-403-022 100 03-35-412-022 
48 03-26-404-001 101 03-35-412-023 
49 03-26-404-003 102 03-35-412-024 
50 03-26-404-004 103 03-35-412-025 
51 03-26-404-005 104 03-35-418-013 
52 03-26-404-006 105 03-35-418-014 
53 03-26-404-008 106 03-35-418-015 

7 03-35-418-023 10 160 03-36-311-012 
10 8 03-35-418-024 161 03-36-311-0 13 
10 9 03-35-418-032 162 03-36-311-014 
110 03-35-418-033 163 03-36-311-022 
111 03-35-418-034 164 03-36-312-024 
112 03-35-418-035 165 03-36-312-040 
113 03-35-418-036 166 06-01 -100-035 
114 03-36-1 00-0 19 167 06-01-1 00-040 
115 03-36-1 08-006 168 06-02-206-003 
116 03-36-108-007 169 06-02-206-004 
117 03-36-1 08-008 170 06-02-206-005 
118 03-36-1 08-024 171 06-02-206-010 
119 03-36-1 08-025 172 06-02-206-011 
120 03-36-116-001 173 06-02-206-016 
121 03-36-116-002 174 06-02-206-017 
122 03-36-116-003 175 06-02-207-004 
123 03-36-116-004 176 06-02-207-005 
124 03-36-116-005 177 06-02-207-015 
125 03-36-116-006 
126 03-36-116-007 
127 03-36-116-008 
128 03-36-116-009 
129 03-36-116-0 1 0 
130 03-36-116-011 
131 03-36-116-012 
132 03-36-116-013 
133 03-36-116-014 
134 03-36-124-001 
135 03-36-124-002 
136 03-36-124-003 
137 03-36-124-007 
138 03-36-124-008 ILE 
139 03-36-124-009 
140 03-36-124-013 
141 03-36-308-004 
142 03-36-308-008 

)F-P i B 101? 
143 03-36-308-014 
144 03-36-308-015 
145 03-36-308-019 
146 03-36-308-020 
147 03-36-308-021 
148 03-36-308-022 
149 03-36-308-023 
150 03-36-308-024 
151 03-36-308-025 
152 03-36-310-001 
153 03-36-31 0-002 
154 03-36-310-012 
155 03-36-310-013 
156 03-36-310-014 
157 03-36-31 0-01 5 
158 03-36-31 0-016 
159 03-36-311 -001 


	TIF IV ANNUAL REPORT 2013
	TIF IV PART I
	TIF IV PART II
	TIF IV PART III

	O-50-2012 FOR TIV IV
	ORDINANCE FOR TIF IV PART I
	ORDINANCE FOR TIF IV PART II
	ORD FOR TIF IV PART III
	ORD FOR TIV IV PART IV




